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The New York Times Buildin

OUR NEWEST VALUE CREATION STOR1
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New York Times Company. The open plan and ease of communication, both
vertically and horizontally, represent our culture of collaboration and transparen
The dazzling design represents our commitment to constant innovation.”

2007 marked the grand opening of a new urban
landmark, the 1.5-million-square-foot New York Times
Building, which immediately became our largest single asset,
located in our strongest core market — New York City.

The Times building is a testament to our commitment
to urban development and ability to attract premier part-
ners — The New York Times — and tenants. Approximately
94 percent of the 737,000 square feet of space owned by
Forest City is leased to tenants such as Legg Mason and
the law firms of Goodwin Procter; Covington & Burling;
Seyfarth Shaw LLP; and Osler, Hoskin & Harcourt LLP.

The 52-story Renzo Piano-designed office building is
a functional and aesthetic marvel — with “smart” elevators
that efficiently, smoothly and safely move passengers at
speeds up to 1,600 feet per minute; and an HVAC system
that offers building occupants higher levels of individual
comfort and control, and is energy-efficient. In addition,
a second “skin” of horizontal ceramic rods acts as a sun-
shade and reflects the color of the sky. The sophisticated
shading and lighting system maximizes the “harvesting”
of daylight, optimizes work conditions and saves energy.

Also of note, the 1,046-foot-tall building includes:

¢ 23,500 tons of steel, 70 percent of which is recycled
content

» 15,000 square feet of roof space for an open-air
garden and enclosed conference center

* A 378-seat glass-front public auditorium as well as
restaurants and shops at the ground level

» The on-site capability to generate more than 30 percent
of the energy the Times’ offices need

Forest City’s portion of the Times building was
developed at a cost of $542.9 million. During the year,
we closed a $640 million loan with HSH Nordbank AG
to refinance our share of the building, the largest perma-
nent loan in the Company’s history. This transaction
represents significant value creation over ost of

developing the project — now that’s th‘)pgﬁ%ﬁgn
Challenging Times. B Sestion
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This 13-foot-tall version of the Times logo on the front of th
building is made of 1,000 pieces of aluminum

Contvenience stairs encourage communication between floor:
enliven the building exterior

of one of the world’s premier media outlets
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Letter to Shareholders

4 2007 in Review BY SAMUEL H. MILLER, ALBERT B. RATNER

Portfolio of Real Estate

18 An overview of Forest City’s operating portfolio,

AND CHARLES A. RATNER projects under construction, land development

A summary of the Company’s 2007 performance,

key milestones and 2008 outlook

projects and office locations

Corporate Directory

19 A complets listing of our board of directors and

corporate officers

Commercial Group

12 Owns, develops, acquires and operates regional malls,
specialty/urban retail centers, office and life science
buildings, hotels and mixed-use projects Strategi.c Business Units

20 Listings of our business unit-level officers and

Residential Group
14 Owns, develops, acquires and operates residential rental

property including upscale and middle-market apartments, Sharehtf)lder Information
and adaptive re-use developments, as well as for-sale

leadership team

| . .
22 A summary of contact and event information for
condominiums and military family housing

our invest:!)rs
Land Development Group 22 Footnotes

16 Acquires and sells both land and developed lots to
residential, commercial and industrial customers, and also 23 Supplemental Package
owns and develops land into master-planned communities

and mixed-use projects

About the Company

Forest City Enterprises, Inc. is a $10 billion real estate company principally engagéd in the ownership, development, managemen
and acquisition of commercial and residential real estate and land throughout the United States. We have regional offices ir
Albuquerque, Boston, Chicago, Denver, London (England), Los Angeles, New York City, San Francisco, Washington, D.C., witl
our corporate headquarters in Cleveland. The Company’s shares of Class A and Class B common stock are FCEA FCEB
listed on the New York Stock Exchange — FCEA and FCEB.
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i
This Summary Annual Report and Supplemental Package is intended as only a summary of fiscal year 2007 and should be read in conjunction with our Annual Repor
on Form 10-K as filed with the Sccurities and Exchange Commission. A copy of the Form 10-K may be'obtained upon written request to the Company. Statement:
made in this Summary Annual Report that state management's intentions, hopes, beliefs, expectations or predictions of the future are forward-looking

. . . . . oL .
statements. Please see the discussion of Risk Factors in Item 1A of our Form 10-K for a discussion of factors that could cause our actual results to diffe
materially from those forward-looking statements.




FOREST CITY ENTERPRISES, INC.

Financial Highlights

January 31,
2008 2007

{in thousands, except share and per share dara)

Operating Results:
e T R $ 1,295620 §$§ 1,123,351
Earnings before depreciation, amortization and

deferred taxes (EBD T L oo i et e e 265,718 284,954
Nt BarmMImES . oo e e e e e 52,425 177,251
Per Share:
BB T $ 2471 § 2.73
Nt Earmings . o et it i it e e e $ 051 § 1.70
Diluted weighted average common shares outstanding® .. ... ... 102,261,740 104,454,898
Share Price:
Class A . e e et e e $ 39.85 § 60.45
Class B ... e 39.80 60.25

Financial Position:

Consolidated assets. . ...ttt et $ 10,251,597 § 8,981,604
Real estate, at COST . o\ v v vttt ittt 9,216,704 8,229,273
INONTECOUrSe MOTTBAZES + - v v o v v v et et e enaneevennnreesas 6,338,610 5,338,372
Other long-term debt, including senior and subordinated debr . . . 886,900 886,200
Consolidated shareholders’ equity .. .. ... ... ... ... . ... 972,116 1,025.811
EBDT® Real Estate, at Cost
Years ended January 31, {in millions) January 31, (in billions)

f684

/.

44

11111

' .r//}f ‘

Y i s R b E g
TNIINE LEEIZE IR I ’

A TEN BN SN 108 LT

&

{1) Refer ta the explanaticn of EBDT and Recenciliation of Net Earnings to EBDT beginning on page 40 of the Supplemental Package enclosed in this report.

(2} For the year ended January 31, 2008, the effect of 5,313,567 shares of dilutive securitias was notincluded in the computation of diluted earnings per
share because thair effact is anti-dilutive to the loss from continuing operations. {Since these shares are dilutive for the computation of EBDT per
sharae for the year ended January 31, 2008, diluted weighted average shares outstanding of 107,575,307 were used to arrive at $2.47/share.)

1Sea page 22 for all footnotes.)
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Letter

Five-Year Stock Price
Performance (NYSE: FCEA)
January 1, 2003-December 31, 2007
{Daily Close Price)
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Ten-Year Stock Price
Performance (NYSE: FCEA)
January 1, 1998-December 31, 2007
{Daily Close Price)
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A Summclry

of 2007

to Our Fellow
Shareholders

BY SAMUEL H. MILLER, ALBERT Bl. RATNER AND CHARLES A RATNER

¢ have always maintained that i
the most important measure of |
success in real estate is the con-

sistent creation of long-term |
value. By that measure, 2007 was |
a successful year. Yet it was also a |
year of stark contrasts, with record highs and
uncharacteristic lows. On the one hand, it was |
disappointing because EBDTY decreased for the |
first time in 27 years, the Land business declined
significantly and our stock price under-performed. .
At the same time, we created significant net asset |
value through strong property operating results |
and new property openings and acquisitions —
including the much-anticipated New York Times
Building. We ended the year with liquidity, total ;
assets and revenues at their highest levels in our .
history. Creating Value in Challenging Times - ?
that’s how we will remember 2007, .
Highs: Specifically, in terms of value creation, |
openings and acquisitions represented approxi- |
mately $1 billion® of cost at our share and were
highlighted by the completion of our largest
single asset, the signature office building for the
Times. The portfolio additions enabled us to |
surpass $10 billion in total assets for the first time !
in our history, and we posted record revenues of |
$1.3 billion. Our operating properties, together :

with new openings, performed well - EBDT
the portfolio grew and our comparable 1
increased across all property types.

In addition, our liquidity — to fund dev
ment, reinvest in our portfolio and take adva
of strategic opportunities — has never been h
We increased our corporate credit facihi
$750 million, and ended the year with
than $700 million in cash and credit avail
a record amount. We completed a tot
$2.8 billion in project financings during 2
and an additional $1.4 billion in the first
months of fiscal 2008, further demonstr
our ability to access capital despite sir
credit markets. _

Lows: The downside of the year was |
tuated by the first decrease in annual EBL
27 years — a variance driven primarily b
downturn in the land business. After several
of record sales in the land business, whi
more cyclical than the rental property bus
we saw a major slowdown throughout 2
driven by the severe decrease in single-f:
home sales. Lower EBDT from the |
Development Group, combined with E
decreases in commercial outlot sales and
Tax Credit income, resulted in the os
decrease in EBDT.




Another source of disappointment has been
our stock price performance. Like many others in
real estate, our stock price is significantly lower
than its high in 2007. This is a huge disconnect
for us because the value of our stock fell signifi-
cantly in a year in which our property openings
created new long-term value. This was most
recently exemnplified by the stabilization of both
the Times building, which opened in 2007, and
San Francisco Centre, which opened in late
2006, and the continuing strong performance of
our operating portfolio. Our value creation
model will continue, given the $2.2 billion" of

$34 million from the Land Development Group
and $14 million from a drop in commercial out-
lot sales; and a $15 million decrease in EBDT
from the sale of Tax Credits.

The drop in Land EBDT was not unexpected,
as we were coming off two consecutive record
years. Even with the meltdown in the single-
family-home business, our Land business,
including commercial outlots, gencrared
$40.5 million of EBDT, a solid year from a
historical perspective. Leading the way was
our Stapleton development, which was rated
as the fastest-growing of 100 master-planned

We look back at 2007 with a sense
of accomplishment in what we
have been able to achieve in the face
of significant obstacles.

projects under construction at cost at our share
and more than $2 billion® under developrnent
at year-end.

On Balance: We believe good companies do
some of their best work in challenging times.
That said, we look back at 2007 with a sense of
accomplishment in whar we were able to achieve
in the face of significant obstacles.

Financial Results

Our EBDT (earnings before deprecia-
tion, amortization and deferred taxes) of
$265.7 million™, or $2.47 per share®, was a
9.5 percent decrease on a per share basis com-
pared with last year’s EBDT of $285.0 miltion®™,
or $2.73 per share.

Our investment real estate portfolio, includ-
ing new project openings, had a strong year,
generating an increase in EBDT of $46.3 million
over last year. This increase in portfolio EBDT,
along with $9.8 million of EBDT from the dis-
position of a supported-living development
project, was more than offset by two primary
factors: a $48 miliion decrease in Land EBDT -

communities in Colorado, with more than
400 new home starts and over 400 homes
sold in 2007.

We remain very committed to land develop-
ment. We are well aware of its cyclicality, and
seek to capitalize by investing in the business
in anticipation of future growth and a rebound
in land sales. For example, in 2007, we acquired
more than 2,500 single-family home lots in
San Antonio, Texas, which remains an attractive
market for residential development despite the
downturn in the overall national housing
market, We've always said, “you make money
in the land business when you buy, not when
you sell.”

Net earnings for fiscal 2007 were
$52.4 million, or $0.51 per share, compared
with $177.3 million, or $1.70 per share for
fiscal 2006. The decrease in net earnings was
primarily artributable to larger gains on the
disposition of properties in 2006 compared
with 2007. Twelve-month revenues were
$1.3 biilion, a 15.3 percent increase compared
with last year.

Forest City Encerprises, Inc. 8 2007 Summary Annual Report and Supplemental Package

‘Shadow Pipeline’

Projects currently under development
referred to as our “shadow pipeline,
crucial to our long-term growth. In a
several of the projects listed here are
“Initial Development Stage,” and no!
fully accounted for in the shadow pip
While we cannot make any assurance
the timing or delivery of these proje
our track record speaks to our abilit
bring large, complex projects to frui
Examples include:

Retail Centers:
+ Mitl Basin {Brooklyn, NY}
* The Yards ~ Boilermaker {Washingtt

Office/Life Sciences:

= Fitzsimons {Aurcra, CO)

« llinois Scienge + Technology Park
{Skokie, 1L)

« Mesa del Sol - Sony Pictures Image
{Albuguergue, NM)

* Mesa del Sal — Fidelity Investments
{Albuquergue, NM)

» Science + Technology Park at Jobns
Hopkins (East Baitimore, MD)

+ Waterfront — East 4th & Weast 4th
Buildings {Washington, DC)

Residential:

* 80 DeKalb Avenue {Brooklyn, NY)

* Begkman {Manhattan, NY}

» Continental Building (Dallas, TX)

* Presidio (San Francisco, CA)

* Ridge Hill Apartments {Yonkers, NY

= Uptown Apartments — Phase Ii
(Oakland, CA)

« Waterfront (Washington, 0.C.}

* The Yards — Lofts and Rentals
(Washington, DC)

Initial Development Stage:

* Brooktyn Atlantic Yards (Brooklyn, |

* Frisco Mixed-Use Project (Dallas, T)

* Waterfront - Future Phases
{Washington, DC)

» The Yards — Future Phases
{Washington, DC)



2007 Milestones

Corporate/Financial

« Opened or acguired a record $1 billion®
of properties at cost at our share

« Reached record highs in liquidity, total
assets and revenues

+ Secured fargest permanent financing
in Company history, $640 million for
New York Times Building

«Closed on the two largest construction
financings in our history — $630 million for
Ridge Hill Relail and $680 million for
Beekman residential (in earty 2008) — both
in New York

+ Closed on $2.8 billion in nonrecourse
mortgage financing transactions

« Disposed of non-strategic assets including
the supported-living busiress, generating
$204 million® in net cash proceeds

« Increased corporate credit facility to
$750 million

Pipeline:

« Celebrated the grand opening of the
New York Times Building (bottom left)

» Opened Promenade Balingbrook in
suburban Chicago {top left)

* Broke ground on retail centers Ridge Hill
in New York; The Shops at White Oak
Vitlage in Richmond; and Village at
Gulfstream in Florida

+ Expanded Mifitary Family Housing
business to approximately 12,000 units
urder management {bottom right)

= Continued construction on largest
residential development in our pipeling,
Uptown Apartments in Oakland {bottom
middle}

+ Announced partnership with General
Growth Properties to develop Frisco
mixed-use project near Dallas

« Acquired 11-building Richmond Office
Park (top middle)

+ Announced that three major corporatigns
will build facilities totaling more than
450,000 square feet at Mesa Del Sof in
Albuguerque (top right)

» Signed a tenant lease agreement for more
than 500,000 square feet of office space
at Waterfrent and received approval of
the revised master plan for The Yards,
hoth in Washington, D.C.

= Received favorable decisions for Allantic
Yards from the New York Supreme Court
and a federal appeals court




Portfolio Strategy

The focus on our core geographic markets and ability to develop
a diversified product mix continue to be the driving forces of our
Portfolio Strategy. The majority of our portfolio is invested in our
core markets of New York City, Boston, Greater Washington,
D.C./Baltimore, Denver, California and Chicago, as well as select
high-growth opportunities in New Mexico, Florida and Texas. In
the core markets, our diversified product mix is both an offensive
and defensive strategy — enabling us to penetrate a market with
multiple product types and compete successfully for large, mixed-
use opportunities, and use cyclical strengths in certain businesses to
offset weaknesses in others.

The execution of this strategy is shown by our expanding pres-
ence in Florida and Texas, two of the fastest-growing states in the
country. In both cases, we entered these markers in land develop-
ment and have recently expanded our presence to include multiple
product types. In Florida, we have significant commercial and land
projects on both the east and west coasts. In Texas, we have a base
of commercial, residential and land projects in the Dallas/Fort
Worth and San Antonio areas.

At the close of 2007, our core markets encompass more than
77 percent® of our operating portfolio. In addition, our core markets,
along with Florida and Texas, represent 90 percent® of projects
under construction.

Operating Portfolio Performance: The value of our operating
portfolio continued to grow in 2007, as we were able to increase
comparable property net operating income (NOI) across all of our
rental product types. Annual comp NOI, a non-GAAP financial
measure that is a key driver of operating results, was up 4.6 percent”
compared with the same period a year ago. The rerail, office and
residential portfolios were up 6.9 percent”, 2.1 percent™, and
4.2 percent™, respectively. While our year-end comp NOI results
were up, we began to see downward pressure across all product
types during the fourth quarter, which we believe reflects a slowing
pace of growth as we head into 2008.

Occupancies remained strong across our commetcial and
residential portfolios. Comparable retail occupancies were 94.1
percent at the end of 2007, while comparable office occupancies
were 92.7 percent. In the residential portfolio, comparable average
occupancies were 95.7 percent. Leasing spreads for the regional
mall and office portfolios increased 25.4 percent and 13.9 percent
over the respective expiring rents, and residential net rental income!®
remained at a very strong 93.4 percent. Regional mall sales averaged
$468 per square foot, while comparable regional mall sales decreased
1.8 percent, perhaps an early indication of slowing consumer confi-
dence. Driving growth in our residential business and worthy of

note was our Military Family Housing business, which generatec
2007 EBDT of $16.5 million, a $6.8 million increase comparec
with last year.

As long-term owners and operators, we are committed tc
investing in our operating portfolio to maintain and increase ou
properties’ long-term value. During 2007, in California, we brok
ground on a 127,000-square-foot expansion at the Promenade i
Temecula, and opened a 180,000-square-foot expansion of Victori:
Gardens in Rancho Cucamonga, one of our top-performing open
air regional lifestyle centers.

Property Openings: Our 11 openings and acquisitions — si>
development projects and five acquisitions — in 2007 added a recor
high of $1.1 billion of cost at the Company’s pro-rata share an
$1.0 billion on a full consolidation basis. These properties’ first-yea
stabilized unleveraged cash-on-cost rerurn averaged 8.4 percent
which yielded a 220-basis-point spread over the in-place perma
nent financing.

2007 was the second year in a row in which we completed :
large milestone project in a core market. In late 2006, we openex
San Francisco Centre, one of the nation’s premier retail centers
which fully stabilized in 2007 and is generating sales of approxi
mately $670 per square foot. The highlight of the 2007 opening
was the 1.5-million-square-foot New York Times Building, th
largest single asset in our portfolio. Executed lease agreement
represent approximately 94 percent of the 737,000 square feet o
space we own, During the third quarter, we closed on a $640 millio
loan with HSH Nordbank AG to refinance our portion of th
building, the largest permanent loan in the Company’s history.

Acquisitions/Dispositions: While development is our primar
growth driver, acquisitions added $196.9 million® of cost at ou
share to our portfolio in 2007. We expanded our presence i
markets where we have existing assets or development projects, b
acquiring the Richmond Office Park in Virginia; the Cameros
Kinney residential community at Tobacco Row also in Richmond
and the Wilson apartment building, adjacent to our Mercantil
apartment community that just opened in Dallas. We also adde
more than 4,500 housing units to our Military Housing busines
primarily through three separate transactions — in the states o
Hawaii, Washington and Colorado. This business now has a tota
of approximately 12,000 units, after just four years of partnerin
with various branches of the U.S. military.

In 2007, the Company continued to be an aggressive selle
of real estate, taking advantage of opportunities to exit non-cor
businesses and generate equity for investment in other areas of ou
portfolio. During 2007, we recognized value from the sale of th
supported-living business that we had built and invested in fo

Forest City Enterprises, Inc, @ 2007 Susnmary Annual Report and Supplemental Package




10 years. We chose to exit the business and reached an agreement
to sell eight and lease four properties to Atria Senior Living Group.
Seven of the properties were sold in 2007, including one project
under construction, representing a combined 786 units valued
at $310 million. This transaction generated $155 million in cash
proceeds in 2007, The eighth property is expected to be sold
during 2008 and the remaining four are

$150 million to $750 million. The support shown by our exi:
bank group and the new participants in our expanded bank
is a testament not only to our experience and track record in
estate, but also o the depth and strength of the relationship
have built withilenders over the years. This increased liqu
enhances our c%apacity to fund our development pipeline

to strategically take advantage of sele
]

under option to be sold over the next three
to four years. By capitalizing on the asset
appreciation and franchise value of our
supported-living portfolio, we were able to
create significant liquidity to reinvest in Retail
opportunities with higher returns and

greater growth potential.

g
L

Real Estate

Portfolio Overview*
January 31, 2008

opportunities in the real estate marke
Creating Value in Challenging Times

The capital markets for real estate re
difficult, and we do not expect to see 1

Square Feet ingful improvement during 2008. How

Including Anchors as our recent financing activity demonstr

In other transactions, we disposed of Office Buildings

our ownership interest (50 percent} in the

University Park at MIT Hotel for a total sale
price at 100 percent of $63.2 million™, or

Hotels

$301,000 per room, which generated net cash
proceeds of approximarely $18 million®" at

Apartments

Inciudes residual inferest in 1,260
Federally Subsidized housing units

our share. We also disposed of the Landings Military Housing

of Brentwood apartment community in
Nashville, Tennessee, which resulted in net Land Development
cash proceeds of $31.2 million.

Dispositions are an excellent source of

*inchdes unconsolidated properties but extiudes condoninienms

26,930,000 capital remains available for well-struct
Leasable transactions in good markets and with st

Square Feet )

13,451,000 sponsorship.

Rooms During 2007, Forest City closed on t
1,823 actions totaling $2.8 billion in nonrece
Units mortgage financings, including $1.1 b

35,146 in refinancings, $1.0 billion in develop:

11“"2; projects and acquisitions, and $700 mi
N in loan extensions and additional fund

Acres Held .
10,457 During the fourth quarter, we closed o

loan transactions totaling $315 million. ]
in just the first two months of 2008

liquidity and a meaningful part of our long-
term portfolio and capital strategies. Over
the last five years, we completed more than $1.3 billion™ at our
share in property sales, which generated more than $647 million™
in net cash proceeds. Although dispositions can have a short-term
negative effect on EBDT, reinvesting the capital generated by prop-
erty sales is critical to our future growth. We are able to achieve
attractive returns by investing the proceeds in higher-value develop-
ment projects.

Capital Strategy

The capital markets, which had been so robust, began a dra-
matic reversal starting in mid-2007. Lenders and investors have
pulled back from the market and are demanding increased premi-
ums to underwrite risk. Loan originations for Commercial
Mortgage-Backed Securities (CMBS) fell dramatically in the second
half of the year and pricing power has shifted to the lenders. Capital
for real estate remains available; however, lender spreads have
increased and underwriting criteria have tightened.

We believe maintaining a higher level of liquidity is critical
during these volatile times in the capital markets. During the year,
we were able to increase our corporate revolving credit facility by

3
0

i closed on financings totaling approxim
: $1.4 billion in nonrecourse mortgage fir
ings, including $480 million in refinancings, $680 million for
Beekman residelluial project, and $210 million in loan exten
and additional fundings. We have already closed on more tha
percent of our scheduled 2008 maturities and are confident a
refinancing the remaining maturities.

As of January 31, 2008, the Company’s weighted average
of mortgage debt decreased to 5.87 percent from 6.05 perce
January 31, 2007, primarily due to a decrease in fixed-rate mor
debt. Fixed-rate mortgage debt, which represented 62 percent ¢
Company’s total nonrecourse mortgage debt and is inclusis
interest rate swaps, declined from 6.17 percent at January 31, 2
to 6.08 percent.at January 31, 2008. The variable-rate mor
debt decreased from 5.78 percent at January 31, 200
5.53 percent at'January 31, 2008.

Development I'.-itrateg'y

Our pipeline of projects under construction and under dev
ment is one of our greatest assets and the best opportunity we
to grow the Company and create long-term shareholder value
the best of times and in challenging times.




Projects Under Construction

At the end of the fiscal year, 15 projects (counting various
military housing initiatives as a single project) were under construc-
tion or to be acquired, totaling $2.2 billion of cost at our share. Of
these, we expect to open nine projects, representing more than
$770 million of cost at our share, in 2008. {On a full consolidation
basis, projects under construction at the end of 2007 represented
$1.5 billion of cost, and 2008 anticipated openings total approxi-
mately $678 million of cost.)

The first two of these 2008 openings, The Orchard Town
Center in Westminster, Colorado, and 8§55 North Wolfe Street,
the first building to open at The
Science + Technology Park at
Johns Hopkins in Baltimore,
occurred in April. The Orchard,
which is anchored by JCPenney,
Macy’s, SuperTarget and an
AMC movie theater, opened
with very strong sales. 855
North Wolfe Streer, a 278,000-
square-foot, Class A office
building, has tenants including
BioMarker Strategies, Cangen
Biotechnoclogies, Inc., The
Johns Hopkins Institute for
Basic Biomedical Sciences, and
The Howard Hughes Medical
Institute.

In the retail pipeline, we
have six more projects currently
under construction. Later this year, we expect to open two of these,
in Tampa (73 percent pre-leased), and Richmond (86 percent pre-
leased), which, combined with The QOrchard, total approximately
2.4 million square feet and $386.9 million of cost. Also under
construction and expected to open in late 2009 are two retail
projects in our New York City core market, Ridge Hill and East
River Plaza, which represent a combined 1.7 million square feet of
retail space.

At year-end, four residential projects were under construction,
totaling 1,467 units and representing approximately $355.0 million
of cost at our pro-rata share and $252.9 million at full consolida-
tion. The largest residential opening scheduled for 2008 is the first
phase of the 665-unit Uptown Apartments in center city Oakland.
We also plan to open the 366-unit Mercantile apartment community
in Dallas during 2008.

Projects Under Development

At the end of 2007, Forest City had more than 15 project
under development, representing approximately $2 billion® of cost
Many of the projects under development are located in our cor
markets, and/or are part of large, complex development opportu
nities in which we have made a significant long-term commitment
During 2008, we expect to begin construction on approximatel
$1.5 billion™ of new projects at cost.

In Texas, we have identified several development opportunitie:
in the Dallas/Fort Worth area, which is home to nearly 2 millior
people. In addition to the Mercantile residential community, we are

During the year, we were able to
increase our corporate revolving credit
facility by $150 million to $750 million.
This increased liquidity enhances our
capacity to fund our development
pipeline and to strategically take
advantage of selective opportunities in
the real estate markets.

in the early stages of development of our Dallas-area retail/mixed
use opportunities. The most notable is a 400-acre master-plannec
community in suburban Dallas that is expected o include :
1.5-million-square-foot retail destination — to be developed ir
partnership with General Growth Properties.

We also have two large residential projects under developmen
in New York City — 80 DeKalb, a 365-unit apartment communit
in Brooklyn, and Beekman, a more than 800-unit urban residentia
community in Manhattan that includes an elementary school. Ir
early 2008, we secured Beekman’s $680 million financing anc
construction is underway. On the other coast, we are redeveloping
the historic Presidic of San Francisco to become a 161-unit apart
ment community at the foot of the Golden Gate Bridge.

We are well aware of the risks inherent in our business
especially in changing times. As a result, we have raised our hurdle

Forest City Enterprises, Inc. 8 2007 Summary Annnal Report and Supplemental Package




10

rates and taken a critical look at the projects in our pipeline. We
have delayed several projects that, in the aggregate, represent a total
cost of approximately $1 billion. Given the economic environment
we face, we will continue to be more selective on which projects
we advance, and the pace at which we bring projects through
our development pipeline. However, given the strength and
depth of our pipeline, we have
ample opportunities to grow
the business and realize value
for the foreseeable future.

For two decades, large,
urban mixed-use projects have
become synonymous with our
core development strategy and
competency. Projects such as
MetroTech Center in Brooklyn,
University Park at MIT in
Boston and San Francisco
Centre are now complete and have added significantly to Forest
City’s net asset value. Today, Stapleton in Denver and Central Station
in Chicago continue their long-term growth and development.
Catalytic projects such as these have a long gestation period — often
a decade or more — and frequently span multiple business cycles from
concept to completion. They create a great sense of place, contribute
significantly to economic revitalization, and deliver excellent returns
for our company and shareholders.

Long-Term, Mixbd-Use Project Update

Our experienlce managing complex, long-term projects, and
track record of bringing them to fruition, is particularly relevar
we pursue the next generation of these projects — Mesa del
Atlantic Yards, Waterfront and The Yards, each of which rea
significant development milestones during 2007.

Our experience managing complex,
long-term projects, and our track recor
of bringing them to fruition, is particular

relevant as we pursue Mesa del Sol,
Atlantic Yards, Waterfront and The Yard

e Mesa del Sol, Albuquerque, New Mexico: At this 9,000-
mixed-use project, the Company secured commitments from !
Pictures Imageworks, Fidelity Investments, and solar techno
company SCHOTT AG. The three companies together |
‘committed to more than 450,000 square feet of comme
space, bringihg to a total of 1.2 million square feet of space |
and occupied, under construction, or under contract thro
out the Mesa del Sol development.

Special Recognition
1 We do not seek the spotlight, but when others decide to single out our organization
i and employees, we are truly honored by this recognition. These awards showcase our
continued commitment to delivering quality projects in cur key markets, ultimately
driving long-term value for our shareholders.

During 2007 into early 2008, we received the following major national and
regional awards:

] Commercial

San Francisco Centre

+ San Francisco Business Times. Best New Retail, Deal of the Year, Best Community
Impact, Best Mixed-Use

» MAX| Sitver Award

» Superior Achievement in Design and Imaging (SADI) Award

Victoria Gardens

« MAX| Silver Award

= Albert Sussman Humanitarian Award (for community relations)

« Superior Achievement in Design and imaging (SADI) Award

Edgeworth Building at Tobacco Row

= Greater Richmond Asscciation for Commercial Reat Estate (GRACRE} Awards,
Best Adaptive Re-Use

« Richmond Real Estate Group, Real Estate Visionary Award

Residential

Forest City Resitlent/al Group, inc.

« National Association of Homebuilders (NAHB) Pillars of the Industry Awards,
Development Firm of the Year

Military Housing

» CEL & Associates, Ir¢. National Survey of Resident Satistaction,
Navy’s A List Award

« Qutstanding Military Environment Living, Navy Installation Housing Team of
the Year Award

Sky 55 at Ceniral Stallon

« National Association of Homebuilders (NAHB) Pillars of the Industry Awards,
Best High-Rise

* Multifamily Executiva (MFE) Grand Award

Met Lofts

« National Association of Homebuilders {NAHB) Pillars of the industry Conference
Awards, Best New Loft

Stapleton/Denver

« 2008 ENERGY STAR Award for Excellence (U.S. EPA and DOE}

= Best Selling Master-"lanned Community in Colorade in 2007, by MetroStudy

« Natural Home Magazing's Top 10 best green housing developments in the nation

+ Company's first LEE 3 Gold certification, for 3055 Roslyn Street office building

» “Partner of the Year" for Fitzsimons by the Colorado BioScience Association




Liquidity Total Assets
Cash and credit available January 31, {in billions)
January 31, (in millions)

35% Office Buildings

$264 §572 $547 $644 $729 $5.9 $7.3 $8.0 $9.0 §10.3

Total
Assets

35% Retail January 31, 2008
{$10.3 billien)

23% Residential

o

[— —L i 1 | i
"
' i ;
I | li 1 [ 1% Hotels
2004 2005 2006 2007 2008 ) 2004 2005 2006 2007 2008

2% Corporate

e Atlantic Yards, Brooklyn, New York: During the year, the Reflections
Company received favorable decisions from the New York State Purting 2007 in context, while EBDT was lower, we created
Supreme Court and a federal appeals court — critical milestones  significant long-term shareholder value, as evidenced by approxi-
in the Company’s ability to move forward with the develop-  mately $1 billion™ of project openings and acquisitions. Qur operating
ment. To date, the courts have found in favor of the Company  portfolio performed well, and our access to capital and significant
in 18 consecutive decisions, with two current appeals remaining  increase in liquidity in the face of tough market conditions speak to
active. Site work, including demolition, infrastrucrure upgrades  our ability to Create Value in Challenging Times. The experience
and construction of the temporary rail yard, continued in 2007, of 2007 and our long-term perspective give us the confidence
and we now control more than 85 percent of the land on the  that we will continue to grow our business and drive long-term
22-acre site, which consists of up to 6.5 million square feet of  shareholder value.
development rights. In the short term, however, our outlook is cautious and we
» Waterfront, Washington, D.C.: During the year, we began believe that 2008 will be an even more challenging year in some
construction on Waterfront’s first two government office respects. In our view, the overall economy and the real estate
buildings, totaling more than 500,000 square feet, with occu-  market in particular will continue to be soft. Just as we have said
pancy scheduled for 2010. Located in Southwest Washington, — during the best of times, we believe real estate is a long-term
this project will eventually feature 1.2 million square feet of  business, with long-term growth horizons. This focus and a portfolio
office space, an estimated 1,000 residential units and  diversified across product types, located in core markets with strong
110,000 square feet of stores and restaurants. demographics, continue to serve us well. We thank you all for your
The Yards, Washington, D.C.: At the 42-acre Yards project, support and confidence in us, and we continue to work hard to
demolition and construction of infrastructure began last fall.  deliver the kind of value and results you have come to expect from
The development is expected to include up to 2,800 residenrial ~ Forest City. B

units, 1.8 million square feet of office space, and 400,000
square feet of retail and dining space - in the neighborhood
of the newly opened Washington Nationals baseball park.
Construction is expected to start on the first buildings in 2008.

Samuel H. Millex Albert B. Ratner Charles A. Ratner

Co-Chairman of the Board and Treasurer Co-Chairman of the Board President and Chief Executive Officer
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From right to left: The 750,000-square-foot Promenade Bolingbrook opened to shoppers in early 2007; construction almtr'nu-es on the 517,000-square-foot East River Plaza;
Iliincis Science + Technology Park is one of three large life sciences projects in the development pipeline.

|
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Commercial Group

2007 was a very good year for
the Commercial Group, whichi. grew EBDT to
$217.2 million" and total zllssets to $7.3 billion.

he commercial operating portfolio performed well, with comparable net operating income increasing 6.9 percent™ fo
retail and 2.1 percent™ for office, and comparable occupancies were strong at 94.1 percent and 92.7 percent, respectively
Leasing spreads for the regional mall and office portfolios represented 254 percent and 13.9 percent increases over the
respective expiring rents. Regional mall sales averaged $468 per square foot, while comparable regional mall sale:
decreased 1.8 percent, perhaps an early indication of slowing consumer|confidence.

The fall 2007 grand opening of the New York Times Building resulted in two historic milestones — the propert;
became our largest single asset {in our largest market) and was refinanced with the largest permanent loan, $640 million, in ou
history. Also during the year, we opened the Promenade Bolingbrook retail center in suburban Chicago, and acquired a combinex
947,000 square feet of office space in Richmond, Virginia, and Pittsburgh. JL

At year-end, seven retail centers totaling $1.4 billion of cost at our pro-rata shar¢ {$1.2 billion at full consolidation) were unde:
construcrion, Of the approximately 2.4 million square feet of retail space expecteld to open in 2008, Orchard Town Center 1
Westminster, Colorado opened early in the year, while Shops at Wiregrass in Tampa, Florida and White Oak Village nea:
Richmond, Virginia are scheduled to open later this year. Also under construction are Ridge Hill in Yonkers, East River Plaza i
Manbhattan, and Village at Gulfstream in Hallandale, Florida.

In the life sciences portfolio, at Science + Technology Park at Jobns Hopkins‘ in Baltimore, the first of five office building
opened in early 2008. This 278,000-square-foot building’s tenants include BioMarker Strategies, Cangen Biotechnologies, Inc.
The Johns Hopkins Institute for Basic Biomedical Sciences, and The Howard Hughes Medical Institute.

In Washington, D.C., we began site work on Waterfront’s first two government office buildings, totaling 500,000-plus squar:
feet, and received approval of the revised master plan for The Yards, both mirxed-use projects, in Southwest and Southeas

Washington, respectively. At Atlantic Yards u
2007 Performance at a Glance Portfolio at a Glance' Brooklyn, we have received favorable decisions from
Egpi" sn72 g"‘a’ ¢ Pro o the New York State Supreme Court and a federa
Comparable NOI Increase™ 4.7%  Compieted Projects M e . ‘ -:
Retai Comparabls NOI Increase” 6.g%  Projects Under Construction - 8 appeals court <_:nt1cal mllestone§ in our ab11.1ty t
Office Comparable NOI Increase” o4 Tolal Assets $7.3 bil. move forward with the 22-acre mixed-use project ir
Ragional Mall Sales Per Square Faot $468  Retail - Brooklyn. To date, the courts have found in favor o
Comparabie Regicnal Mall Completed Retail Centers 45 the Company in 18 consecutive decisions. with twi
Sales Decrease (1.8%)  Retail Centers Under Construstion © 6 pany . . ’ .
Cnmparable Retail OCCUpﬂﬂCy 94.1% Total Retait SqUafe Fomage 26.9 mil. current appeals remaining, active. T]’leSB prO]ECtS
Comparable Office Occuparicy 92.7%  Gross Leasable Area 16.3 mil. along with the growing retail portfolio and thy
B Office - stability and consistency of our office business, ar
s Comgleted Office Buildings 48 .| . . - .
Office Buidings Under Construction 5 crucial to the Commercial Group’s ability to continu
Office Square Foatage 13.5 mil. to cre|ate shareholder value. B
. ... Hotel . ‘
" Completed Hotels 5
AT Total Rooms 1,823

|
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Residential Group

O

Fiscal 2007 was a strong year for the
Residential Group with EBDT increasing 30 percent
to $97.8 million™. Comparable net operating

income was up 4.2 percent”, comparable average
occupancy levels remained strong at 95.7 percent
for both 2007 and 2006, and comparable net rental
income reached 93.4 percent.

uring the year, we opened or acquired three residential
properties, representing approximately 556 units and
more than $75 million of cost at our share and ar full
consolidation. The largest addition was the 25%-unit
Cameron Kinney apartment community at our Tobacco
Row development in Richmond, Virginia.

We had four rental apartment communities under construction
at the end of 2007, totaling 1,467 units and representing approxi-
mately $355 million of cost at our pro-rata share ($252.9 million at
full consolidation). Scheduled to open in 2008 are: the 131-unit
Lucky Strike Building in Richmond; initial phases of the 665-unit
Uptown Apartments in center city Qakland; and the 366 units at
the Mercantile redevelopment project in Dallas — all of which have
some form of advantaged financing.

Military Family Housing continues to be a significant part of
our core residential business, and one which we hope will continue
to grow. In just four years of partnering with the U.S. military, we
have secured the opportunity to own, manage and develop military
family communities representing approximately 12,000 housing units
for the Navy, Marines and Air Force. During 2007, the program

Clockwise from top [eft During 2007, we opened the latest phase of an apartrent community at Stapleton; acquired 6amer0n Kinney at Tobacco Row; and continned constructi
Uptown Apartments in Qakland and the Mercantile Building redevelopment in Dallas.

Pt
L

2007 Performance at a Glan

EBDT™ $97.81

Comparable NOI Change™ 4,

Comparable Annual Average
Occupancy 95.

Comparable Year-End Occupancy  93.

Portfolio at a Glance!®

Total Assets $23

Completed Apartment
Communities 1

Apartment Communities
Under Construction

Completed Apartment Units 33,1
Apartment Units

Under Canstruction 1
Military Housing Communities

Under Construction
Military Housing Units 11,

o
L

grew by more than 4,500 units, and EBDT from military hot
increased 70 percent to $16.5 million,

During 2007, Forest City chose to exit the supporred-I
business and reached an agreement to setl eighr and lease four
erties to Atria Senior Living Group. Seven of the properties
sold in 2007, including one project under construction, represer
a combined 786 units valued at $310 miilion. These transac
generated $155 million in net cash proceeds in 2007. The ei
property is expected to be sold during 2008 and the remaining
are under option to be sold over the next three to four years.

Entering 2008, we had more than 2,100 units under deve
ment including a proposed 800-plus units at the mixed
residential Beekman project in lower Manhartan, for whicl
recently secured $680 million in construction financing,
largest in the Company’s history. Other residential pro
under developnilent include: 80 DeKalb, a 365-unit aparts
community in Brooklyn; and Presidio, a redevelopment o
historic Presidio of San Francisco (a former naval hospita
become a 161: umt apartment community at the foot of
Golden Gate Br1dge |
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2007 was a challenging year overall
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for the land business, even as Stapleton in Denver
continued to grow and we reached significant
milestones at Mesa del Sol in Albuquerque.




Land Development Group

frer several years of unprecedented growth in land sales in
our land business, which is more cyclical than the rental
property business, we saw a steep downturn in 2007. EBDT
from our land business was $28.1 million®, a $34 million
decrease from the prior year, primarily due to the severe
decrease in single-family home sales. Even strong
markets such as the Carolinas and Arizona felt the effects.

Despite the downturn, which is continuing into 2008, land
development remains a very important part of the Company’s diver-
sified product mix. With more than 50 years of experience in the
business, Forest City is able to manage the business through the
tough times and capitalize when the business bounces back - and
it will be back. In recognition
of these furure opportunities,
during 2007, the Company
purchased 2,500 single-family
home lots in San Antonio, a
market which remains attrac-
tive for residential development.
This transaction supports our
belief that “you make money
in the land business when you

buy, not when you sell.”
Even in the current chal-
lenging times, Stapleton remains

one of Forest City’s very best

success stories. In 2007, Stapleton was rated as the fastest-growir
master-planned community in Colorado, with more than 400 ne
home starts and over 400 homes sold. As of the end of 200
approximately 9,000 people were living at Stapleton and retail spas
totaled 2 million square feet. Stapleton continues to be an excelle
example of the Company’s ability to “do it all” and create value th
has a lasting impact.

Similar to the “sense of place” we are creating at Stapleton, o1
Mesa del Sol long-term, mixed-use project in Albuquerque is one.
the most significant stories of our year. During 2007, we announc:
that Sony Picrures Imageworks, Fidelity Investments and SCHOT
Solar, Inc. will build facilities totaling more than 450,000 squa
feet of commercial space
Mesa det Sol - bringing the tot
committed or opened space
1.2 million square feet. In add
tion, the Company began cos
struction on the first town cent
for the 9,000-acre Mesa del S¢

At year-end, Forest Ci
owned 10,497 acres of land
38 projects in 11 states, ar
has options to purchase :
additional 12,373 acres, tl
majority of which are .
Stapleton and Mesa del Sol. §

-
TOWN CENTER

POTENTIAL
ACTIVE ADULT
COMMUNITY
(500 ACNES)

A
2

AL_BUOUERQUE

-
b Y
-

W Recail [ Office & Industrial [JResidential [l Schools & UNM Land [l Parks & Open Space

Top left and right: Mesa del Sol is located in the attractive growth market of Albugquerque, where Forest City envisions a large mixed-use project developed over several decades.

2007 Performance/
Portfolio at a Glance

EBDT™ §28.1 mik.
Acres Owned at Year-End 10,497
Number of Projects
Acres with Option to

Purchase

Stapleton at a Glance

Number of Residents

Retail Square Footage
Apartment Units

Lots Sold During Year

Lots Sold Since Inception
Acres Acquired Since Inceptio
Acres with Option to Purchas

BXAM "
i

Bottom, from left to right: Architectural rendering of Mesa del Sol's first town center; a groundbreaking celebration; rendering of Fidelity Investments’ operations center; and the

already completed Albuguerque Studios and Advent Solar commercial buildings.
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Forest City Enterprises, Inc. and Subsidiaries

Booton.

Providence

San Diege L12]

%zozo_c_c
[ b

HAWAL 0

) Core Markets [J Under Construction
P Retail Centers \/\V Land Development
U Office Buildings
P Hotels

D Apartments M\W Regional Offices

. Condominiums

AVLW Corporate Headquarters

» Denver
COLORADO
+ Albuquerque
ARIZONK
NEW MEXICO
« Dallas
*{> Ei Paso TEXAS
+> San Antonio

-

NOTE: Numbers indicate properties in each market. A listing of our real estate portfolio is included on pages 55 to 67 in the Supplemental Package for the year ended January 31, 2008.
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Alan W. Schmiedicker, Senior Vice President — Property Management Scott G. Stutman!, Senior Vice President
Development Division Finance 7

Mark G. Bulmash, Serior Vice President — East Coast Development Andrew P. Silberfein, Executive Vice President

Peter B. Calkins, Executive Vice President and Chief Operating Officer - Howard A. Klein, Senior Vice President

Science + Technology Group Legal

Emerick ). Corsi, Executive Vice President of Development David L. Bcrlincr;. Executive Vice President and General Cotnsel

Gayle Blakeley Farris, Chairman — Science + Technology Group
Brian M. Jones, Chairman — West Coast Developrtent
Lawrence R. Klein, Vice President of Developrent

Susan Elman, Seriior Vice President and Deputy General Counsel

Accounting

David M. Moreno, Senior Vice President — Commuercial Construction — Lauren T. Du, Sehior Vice President and Controller

West Coast John K. Schnabel, Vice President and Director of Financial Reporting
Brian ). Ratner, President — East Coast Development Dalia Schwartz, Director of Cost Control
Joginder Singh, Executive Vice President - Commercial Construction Investment Man:zgement
Dimitri G. Vazelakis, President — West Coast Development Matthew L. Mcss‘ingcr, Execitive Vice President
Cl;ir;sstrog:;;& Wichmann, Vice President — Commercial Construction — Government and Public Affairs

Frank C. Wuest, President — Science + Technology Group Bruce R. Bender, iExea'ﬁue Vice President

Scott C. Cantone, Senior Vice President

Forest City Finance Corporation ‘
Judith A. Wolfe, President

Steven H. Kurland, Senior Vice President

Office Services
Donna C. Singleton, Senior Vice President and Administrative Officer
Elena S. Iracane, Semior Vice President - Human Resources

Liane M. Simonetti, Senior Vice President Kevin R. Vertrees; Senior Vice President and Chief tnformation Officer

Douglas S. Brooks, Vice Iresident

Eric J. Louttit, Vice President First New York .Palrtner s
Terence M. Whalen, President
Forest City International Limited Steven P. Tuttle, Serior Vice President and Chief Legal Officer

Brian §. Garrison, Managing Director Anthony Scandariato, Vice President and Director of Accounting



Strategic Business Units

Forest City Enterprises, Inc. and Subsidiaries

FOREST CITY RESIDENTIAL GROUP, INC.

Ronald A. Ratner, President and Chief Executive Officer Forest City Stapleton, Inc. - Denver, Colorado
James ). Prohaska, Executive Vice President and Chief Operating Officer John S. Lehigh, President

James T, Brady, Vice President and Chief Financial Officer

John D. Brocklehurst, Vice President

David S. Conway, Vice President ~ Asset Management

James A. Kovalcheck, Vice President — Financial QOperations
Gerald M. Lenhsler, Vice President — Construction Administration
David |. Levey, Fxecutive Vice President — East Coast Development
lay W. Magce, Vice President — Equity Services

Lori L. Reeves, Vice President — Chief Information Officer

Adam M. Siegal, Vice President — Strategic Marketing

James E. Truitt, Vice President - Development

Forest City Capital Corporation
Mark H. Gerteis, President
Anthony A, Love, Vice President
Christopher M. Mellis, Vice President
Karen A. Travers, Vice President

Forest City Residential Management, Inc.

George M. Cvijovic, Co-President, Chief Operations QOfficer

Angelo N. Pimpas, Co-President, Chief Administrative Officer
Rod H. Brannon, Vice President — Engineering and Maintenance
Cynthia L. Ritenour, Vice President — Administration
Oscar A. Crowder, Vice President — Federally Assisted Housing
Genevieve L. Baver, Vice President — Military Housing
Tommy H. Carter, Vice President — Military Housing
JoAnn C. Hirsh, Vice President — Conventional
Tina L. Rosendale, Vice President — Conventional
Cindy L. Wick, Vice President — Conventional

Forest City Residential West, Inc. - Los Angeles, California
Kevin L. Ratner, President

Theodore R. Beder, Vice President - Finance and Accounting
Scott R. Carlson, Serior Vice President — Acquisitions
Thomas W. McCaslin, Serior Vice President — Design and Construction
James M. Ostrom, Vice President — Construction
Katherine Aguilar Perez, Vice President — Development
Renata C. Simril, Sewior Vice President — Development-Los Angeles
Susan M. Smartt, Senior Vice President — Development-San Francisco
George Michael VanEnten, Vice President — Construction

James D. Chrisman, Senior Vice President - Development

Brian Fennelly, Vice President — Finance and Accounting

Denise A. Gammon, Senior Vice President — beuelopment

Charles C. Nicola, Jr., Senior Vice President — Design and Construction

Forest City Washington, Inc. - Washington, D.C.

Deborah Ramner Salzberg, President
Thomas W. Henncberry, Chief Operating Officer
Thomas G. Archer, Senior Vice President — Development
Ramsey D. Mciser, Senior Vice President — Development
Harriet Edwards-White, Vice Presidert — Retail Leasing
Gregory B. Spivey, Vice President — Construction
Jon D. Wallenmeyer, Vice President — Residential Development

Mesa Del Sol - Albuquergque, New Mexico
Michael 1. Daly, President

Forest City Military Communities
Thomas W. Henneberry, President
Michael 8. Defferding, Executive Vice President
Gary R. Walton, Vice President — Construction
Robert J. Kelly, Chief Financial Officer
Jon C. Wallenstrom, Senior Vice President — Hawaii
James C. Ramirez, Vice President Construction — Hawaii

John A. Ehle, Senior Vice President — Midsouth, Midwest,
Northwest, Air Force Academy
Michael D. Nanney, Vice President ~ Northwest

FOREST CITY LAND GROUP, INC.
Robert F Monchein, President
Mark A. Ternes, Serior Vice President and Chief Financial Officer
Frank J. Stringer, Sertior Vice President
Dean F. Wingert, Senfor Vice President
Peter B. Cozens, Vice President
James P Martynowski, Vice President
William A. Sanderson, Vice President
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Shareholder Information

SEC Form 10-K
This Summary Annual Report and Supplemental Package is
intended as only a summary of fiscal year 2007 and should be read in
conjunction with our Annual Report on Form 10-K as filed with the
Securities and Exchange Commission. A copy of Form 10-K may
be downloaded from our website or obtained without charge upon
writzen request to:

Thomas T. Kmiecik

Assistant Treasurer

Forest Ciry Enterprises, Inc,

50 Public Square, Suite 1100, Terminal Tower

Cleveland, Ohio 44113

tomkmiecik@forestcity.net

Corporate Governance

The Annual CEQ Cenification for the year ended January 31, 2007, as
required by Section 303A.12(a) of the New York Stock Exchange Listed
Company Manual, was submitted to the New York Stock Exchange
{“NYSE™) with no qualification as to the Company’s compliance with
NYSE’s Corporate Governance listing standards.

Transfer Agent and Registrar

National City Bank

Stock Transfer Department

P.O. Box 92301

Cleveland, Ohio 44193-0900

(800) 622-6757
www.shareholder.inquiries@nationalcity.com

Dividend Reinvestment and Stock Purchase Plan

The Company offers its stockholders the opportunity ro
purchase additional shares of common stock through the
Forest City Enterprises, Inc. Dividend Reinvestment and

Stock Purchase Plan at 97% of current market value. A copy
of the Plan prospectus and an enrollment card may be
obtained by conracting National City Bank at (800) 622-6757.

Annual Meeting
The annual meeting f Forest City Enterprises’ shareholders will be held on
June 19, 2008 at 2:0;0 p.m. at the Ritz-Carlton Hotel in Cleveland, Ohio:
Ritz-Carleon Hotel
6th Floor Riverview Room
Tower City Center
1515 West Third Street
Cleveland, Ohio 44113

Number of Holdes of Common Stock

The number of sharéholders of record as of February 29, 2008 for Class A
and Class B common stock was 779 and 483, respectively, as certified by
National City Bﬂnk! Agent.

Website

www.forestcity.net

The information fouind on the Company’s website is not part of this
summary annual report.

Executive Oiffices

Forest City Enterprises, Inc.

50 Public Square, Sbite 1100, Terminal Tower
Cleveland, Ohio 44113

(216) 621-6060

Stock Exchange Ii.isting
New York Stock E)Echange
New York, New York

Symbols: FCEA and FCEB
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Footnotes to Summary Annual Report:

(1) Refer to the explanation of EBDT and Raconciliation of Net Earnings te EBDT beginning on page 40 of the Supplemental Package enclosed in this repart.

(2) For the year ended January 31, 2008, the effect of 5,313,567 shares of dilutive securities was not included in the computation of diluted earnings per share
because their effect is anti-dilutive to the loss from continuing operations. {Since these shares are dillitive for the computation of EBDT per share for the year
ended January 31, 2008, diluted weighted average shares outstanding of 107,575,307 were used to arrive at $2.47/share.)

{3) Refer to page 14 of the Supplemsntal Package for the Full Consolidation (GAAP) cost of $1.0 billion for, 2007 openings and acquisitions.
{4) Refer to page 15 of the Supplemanta! Package for the Full Consolidation (GAAP) cost of $1.5 billion for projects under construction or to be acquired at

January 31, 2008,

{5) The cost of the projects under development at January 31, 2008 at Full Consolidation (GAAP) is $1.8 biflion.
{6) The core markets accounted for 78 percent of our operating portfolio and 100 percent of projects under construction at Full Cansolidation (GAAP),

{7} Refer to page 5 of the Supplemental Package for the definition of Comparable Net Operating Income {NOI), pages 6 through 7 for the reconciliation between
the Full Consolidation {GAAP) and Pro-Rata Consolidation Comparable NOI and pages 8 through 9 for the Raconcifiation of NOI to Net Earnings.

{8) The Full Consolidation {GAAP) amount of $197.1 million is calculated by adding the costs of acquisitions for these 5 properties on page 14 of the

Supplemental Package.
{9) The net cash proceeds at Full Consolidation (GAAP} are $186 million.

{10} Residential net rental income is defined as gross rent less vacancies and concessions.

{11} This property is accountad for on the equity method of acceunting.

{12} The net sales price over the last five years at Full Consolidation {GAAP) is more than $1.4 billion.
{13} The net cash proceeds over the last five years at Full Cansalidation (GAAP) are $639 million.

{14} The cost at Full Consolidation {GAAP) is $1.4 billion.

{15) Refer to pages 55 through 67 of the Supplemental Package for a detailed fisting of the real estate poﬁ:iolio.
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Supplemental Package
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This Supplemental Package, together with other statements and information publicly disseminated by us, contains “forward-looking
statements” within the meaning of Section 27A of the Securities Act of 1933, as amended, and Section 21E of the Securities Exchange
Act of 1934, as amended. Such statements reflect management’s current views with respect to financial results related to future events
and are based on assumptions and expectations that may not be realized and are inherently subject to risks and uncertainties, many of
which cannot be predicted with accuracy and some of which might not even be anticipated. Future events and actual results, financial
or otherwise, may differ from the results discussed in the forward-looking statements. Risk factors discussed in Item | A of our Form
10-K for the year ended January 31, 2008 and other factors that might cause differences, some of which could be material, include, but
are not limited to, general real estate development and investment risks including lack of satisfactory financing, construction and
lease-up delays and cost overruns, dependence on rental income from real property, reliance on major tenants, the effect of economic
and market conditions on a nationwide basis as well as in our primary markets, vacancies in our properties, downturns in the housing
market, competition, illiquidity of real estate investments, bankruptcy or defaults of tenants, department store consolidations,
international activities, the impact of terrorist acts, risks associated with an investment in and operation of a professional sports team,
conflicts of interests, our substantial debt leverage and the ability to obtain and service debt, the impact of restrictions imposed by our
credit facility, the level and volatility of interest rates, the continued availability of tax-exempt government financing, effects of
uninsured or underinsured losses, environmental liabilities, risks associated with developing and managing properties in partnership
with others, the ability to maintain effective internal controls, compliance with governmental regulations, changes in market
conditions, litigation risks, as well as other risks listed from time to time in our reports filed with the Securities and Exchange
Commission. We have no obligation to revise or update any forward-looking statements, other than imposed by law, as a resuit of
future events or new information. Readers are cautioned not 10 place undue reliance on such forward-looking statements.




Supplemental Operating Information

Corporate Overview

We principally engage in the ownership, development, management and acquisition 01 commercial and residential real estate and lanc
throughout the United States. We operate through three strategic business units and five reportable segments. The Commercia
Group, our largest business unit, owns, develops, acquires and operates regional mails, specialty/urban retail centers, office and life
science buildings, hotels and mixed-use projects. The Residential Group owns, de'velops, acquires and operates residential renta
properties, including upscale and middle-market apartments and adaptive re-use dev{elopments. Additionally, the Residential Groug
develops for-sale condominium projects and also owns interests in entities that develop and manage military family housing. New
York City operations are part ol the Commercial Group or Residential Group depending on the nature of the operations. The Lanc
Development Group acquires and sells both land and developed lots to residential: commercial and industrial customers. 1t alsc
owns and develops land into master-planned communities and mixed-use projects. Real Estate Greoups are the combinec
Commercial, Residential and Land Development Groups. Corporate Activities and the Nets, a franchise of the National Basketbal
Association ("NBA”) in which we account for our investment on the equity method of accounting, are reportable segments of th
Company.

We have approximately $10 billion of assets in 27 states and the District of Columbia at January 31, 2008. Our core markets includs
the New York City/Philadelphia metropolitan area, Denver, Boston, the Greater Washmg,ton D.C./Baltimore metropolitan area
Chicago and the state of California. As a result of an ongoing effort to increase pr()peny concentration in the core markets, thes
markets now account for approximately 77 percent of the cost of our real estate ponfo]lo at January 31, 2008. We have offices ir
Albuquerque, Boston, Chlcago Denver, London (England), Los Angeles, New York Clty, San Francisco, Washington, D.C. and ou
corporate headquarters in Cleveland, Ohio.

SUPPLEMENTAL FINANCIAL AND OPERATING INFORMATION

We recommend that this supplemental package be read in conjunction with our Form 10-K for the year ended January 31, 2008. Thi:
supplemental package contains certain measures prepared in accordance with generally accepted accounting principles (“GAAP”
under the full consolidation accounting method, and certain measures prepared under the pro-rata consolidation method, a non-GAAT
measure. Along with net earnings, we use an additional measure, Eamings before [)epremahon Amortization and Deferred Taxe:
(“EBDT"), to report operating results. EBDT is a non-GAAP measure and may not be deectly comparable to similarly-titled measure:
reported by other companies. The non-GAAP financial measures presented under the pro-rata consolidation method, comparable ne
operating income (“NOI”) and EBDT, provide supplemental information about ourloperations. Although these measures are no
presented in accordance with GAAP, we believe they are necessary to understand our business and operating results, along with ne
earnings and other GAAP measures. Our investors can use these non-GAAP measure"s as supplementary information to evaluate ou
business. Our non-GAAP measures are not intended to be performance measures that should be regarded as alternatives to, or mor
meaningful than, our GAAP measures.

Conselidation Methods

We present certain financial amounts under the pro-rata consolidation method because we believe this information is useful tc
investors as this method reflects the manner in which we operate our business. In lirie with industry practice, we have made a larg:
number of investments in which our economic ownership is less than 100% as a medns of procuring opportunities and sharing risk
Under the pro-rata consolidation method, we generally present our investments prop'ortionate to our economic share of ownership
Under GAAP, the full consolidation method is used to report partnershlp assets and Ilabllltles consolidated at 100% if deemed to bx
under our control or if we are deemed to be the primary beneficiary of the variable interest entity (“VIE”), even if our ownership is no
100%. We provide reconciliations from the full consolidation method to the flro-rala consolidation method throughout ou
supplemental package. Please refer to our property listing for the detail of our consolidated and non-consolidated properties or
pages 55-67.

EBDT

We believe that EBDT, along with net earnings, provides additional information about our core operations. While propert
dispositions, acquisitions or other factors can affect net earnings in the short-term, we believe EBDT presents a more consistent view
of the overall financial performance of our business from period-to-period. EBDT is used by the chief operating decision maker anc
management to assess performance and resource allocations by strategic business unit and on a consolidated basis. EBDT is similar tc
Funds From Operations (“FFO™), a measure of performance used by publicly traded Real Estate investment Trusts (“REIT”), but may
not be directly comparable to similarly titled measures reported by other compames (See pages 40-42 for additional discussion o
EBDT as well as a reconciliation of EBDT to net earnings.)

Supplemental Operating Information

The operating information contained in this document includes: occupancy data, comparable NOI, reconciliation of NOI to ne

earnings, retail and office lease expirations, significant retail and office tenant listings, and our development pipeline. We believe thi:
information will give interested parties a beiter understandmg and more mformatlon about our operating performance. The tern
“comparable,” which is used throughout this document, is generally defined as mcludmg properties that were open and operated i

both the fiscal years ended January 31, 2008 and 2007.
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We believe occupancy rates, retail and office lease expirations, base rent, and significant retail and office tenant listings represent
meaningful operating statistics about us.

Comparable NOI is useful because it measures the performance of the same properties on a period-to-period basis and, along with
EBDT (as discussed beginning on page 39), is used to assess operating performance and resource allocation of our stralegic business
units. While property dispositions, acquisitions or other factors can impact net earnings in the short term, we believe comparable NOI
gives a more consistent view of our overall performance from quarter-to-quarter and year-to-year. A reconciliation of net earnings,
the most comparable financial measure calculated in accordance with GAAP, to NOI and reconciliation from NOI to comparable NOI
are provided on pages 5-7 of this document. A reconciliation of NOI to net earnings for each strategic business unit can be found on
pages 43-54,

Corporate Headquarters
Forest City Enterprises, Inc.

Terminal Tower
50 Public Square, Suite 1100
Cleveland, Ohio 44113

Annual Report on Form 10-K
A copy of the Annual Report on Form 10-K for the fiscal year ended January 31, 2008 as filed with the Securities and Exchange

Commission can be found on our website or may be obtained without charge upon written request to:
Thomas T. Kmiecik

Assistant Treasurer

tomkmiecik@forestcity.net

Website

www.forestcity.net

The information contained on this website is not incorporated herein by reference and does not constitute a part of this supplemental
package.

Investor Relations
Robert G, O’Brien
Vice President — Finance and Investment

Transfer Agent and Registrar
National City Bank

Stock Transfer Depariment

P.O. Box 92301

Cleveland, OH 44193-0900

(800) 622-6757
www.shareholder.inquiries@nationalcity.com

Stock Exchange Listing
NYSE: FCEA and FCER

Dividend Reinvestrnent and Stock Purchase Plan

We offer our shareholders the opportunity to purchase additional shares of common stock through the Forest City Enterprises, Inc.
Dividend Reinvestment and Stock Purchase Plan (the “Plan™) at 97% of current market value. You may obtain a copy of the Plan
prospectus and an enrollment card by contacting National City Bank at (800} 622-6757.




Supplemental Operating Information

Occupancy Data - January 31, 2008 and 2007

We analyze our occupancy percentages by each of our major product lines as follows:

Average Average
Occupancy Occupancy Occupancy Occupancy
As of Year-to-Dat[e As of Year-to-Date
January 31, 2008 January 31, 2008 January 31, 2007 January 31, 2007

Retail

Comparable ..ot 94.1% 94.4% 94.6% 94.7%

Total oo 92.1% 92.6% 93.1% 93.7%
Office

Comparable .........coooveiiiiii 92.7% 93.1% 93.6% 93.0%

TOWAD oo e e 89.7% 89.9% 90.1% 91.3%
Residential

Comparable ........ooorieiieiii e 93.2% 95.7% 95.3% 95.7%

TOWL .t 91.9% 91.6% 92.6% 91.6%
Hotels

Comparable and Total V... 70.0% 67.7%

Comparable ADR and Total ADR ") __.._............... $ 14160 $ 13632

Retail and office occupancy as of January 31, 2008 and 2007 is based on square feet! leased at the end of the fiscal quarter. Averag
Occupancy Year-to-Date as of January 31, 2008 and 2007 for retail and office is calculated by dividing the sum of leased square feet a
the beginning and end of the period by two. Residential occupancy as of January 31, 2008 and 2007 represents total units occupie
divided by total units available. Average residential occupancy year-to-date for 2007 and 2006 is calculated by dividing gross potentia
rent less vacancy by gross potential rent. Average Daily Rate (“ADR”) is calculated by dividing revenue by the number of rooms sol

for the year ended January 31, 2008 and 2007.

(1} Total Hotel Average Occupancy Year-to-Date and Total ADR for Janvary 31, 2007 have been resu:ltcd to exclude University Park at MIT Hotel, which was sol

during the year ended January 31, 2008.
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We use NOI, along with EBDT as discussed on page 2, to assess operating performance. Comparable NOI is defined as NOI from
properties opened and operated in both the three months and years ended January 31, 2008 and 2007. The foliowing schedules on
pages 6-7 present comparable NOI for each of our major product lines, as well as the strategic business unit under which these product
lines operate. A reconciliation of NOI to the most comparable GAAP measure, net earnings, is presented on pages 8-9. A
reconciliation of NOI to net earnings for each strategic business unit can be found on pages 43-54.

Comparable Net Operating Income (NOT) (% change over same period, prior year)

Three Months Ended January 31, 2008 Year Ended January 31, 2008
Full Pro-Rata Full Pro-Rata
Consolidation Consolidation Consolidation Consolidation
Retail ..o 5.2% 6.8% 6.8% 6.9%
OffICE .o e s 3.7% 2.0% 2.0% 2.1%
HOE) oo e s -33.9% -31.5% 5.2% 4.9%
Residential ... 1.1% 1.4% 3.6% 4.2%

TOtAl ..o e e s 2.9% 2.9% 4.4% 4.6%
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Supplemental Operating Information
l

Retail Lease Expirations as of January 31, 2008

AVERAGE
BASE
NUMBER OF SQUARE FEET PERCENTAGE NET PERCENTAGE RENT PER
EXPIRATION  EXPIRING  OF EXPIRING OF TOTAL BASE RENT OF TOTAL SQUARE FEET
YEAR LEASES LEASES © LEASED GLA " EXPIRING @ BASE RENT EXPIRING ©

2008 198 683,506 561 % $ 13,994,932 517 % § 26.55
2009 261 870,180 7.15 16,891,576 6.24 24.24
2010 242 651,267 5.35 15,72;0,0|4 5.81 29.59
2011 331 1,247,369 10,24 31,771,217 11.75 29.04
2012 208 899,634 7.39 21,44;0,815 7.93 28.40
2013 145 579,006 4.76 17,134,244 6.33 31.68
2014 163 708,505 5.82 16,322,861 6.03 28.89
2015 173 715,552 5.88 19,089,224 7.06 30.46
2016 259 1,260,968 10.36 36,05:9,989 13.33 39,50
2017 150 1,115,979 .16 24,073,011 8.90 24.71
Thereafter 100 3,443,850 28.28 58,006,956 21.45 18.89
Total 2,230 12,175,816 100.00 % $ 270,510,839 10000 % $ 26.56

|

(1) GLA = Gross Leasable Area. I

(2) Net base rent expiring is an operating statistic and is not comparable to rental revenue, a GAAP financial measure, The primary differences arise because net base
rent is determined using the tenant’s contractual rental agreements at the Company’s ownership share of the base rental income from expiring leases as determined
within the rent agreement and it does not include adjustments such as the impact of contingent rental payments, which are not reasonably estimatable, and straight-
line rent,

(3) Squarc feet of expiring leases and average base rent per square feet are operating statistics that represent ]00% of the square footage and base rental income per
square foot from expiring leases.




Supplemental Operating Information

Office Lease Expirations as of January 31, 2008

AVERAGE
BASE
NUMBEROF  SQUARE FEET  PERCENTAGE NET PERCENTAGE RENT PER
EXPIRATION EXPIRING OF EXPIRING OF TOTAL BASE RENT OF TOTAL SQUARE FEET
YEAR LEASES LEASES ¥ LEASED GLA ™" EXPIRING @ BASE RENT EXPIRING

2008 113 723817 6.92 $ 13,032,621 4.67 $ 20.57
2009 76 581,112 5.55 10,949,651 3.92 22.90
2010 76 1,315,417 12.57 24,312,847 8.70 23.09
2011 51 682,969 6.53 14,133,835 5.06 26.55
2012 47 995,871 9.52 28,115,054 10.06 29.86
2013 29 796,573 7.61 17,736,136 6.35 24.39
2014 20 610,408 5.83 13,985,826 5.01 28.25
2015 5 189,840 1.82 2,381,718 0.85 19.73
2016 14 395,369 378 7,541,915 2.70 21.54
2017 18 267,072 2.55 8,000,445 2.86 32.94
Thereafter 37 3,004,225 37.32 139,207,000 49.82 37.96
Total 486 10,462,673 100.00 % $ 279,397,048 100.00 % $ 29.86

{1} GLA =Gross Leasable Area.

(2) Net base rent expiring is an operating statistic and is not comparable to rental revenue, a GAAP financial measure. The primary differences arise because net base
rent is determined using the tenant’s contractual rental agreements at the Company's ownership share of the base rental income from expiring leases as determined
within the rent agreement and it does not include adjustments such as the impact of contingent rental payments, which are not reasonably estimalable, and straight-
line rent.

(3) Square feet of expiring leases and average base rent per square feel are operating statistics that represent 100% of the square [ootage and base rental income per
square foot from expiring leases.




Supplemental Operating Informati:on

Schedule of Significant Retail Tenants as of January 31, 2008

(Based on net base rent 1% or greater of the Company's ownership share)

NUM BE]}! LEASED PERCENTAGE OF
OF SQUARE TOTAL RETAIL

TENANT LEASES FEET SQUARE FEET
Bass Pro Shops, INC. ..o 3 510,855 420 %
AMC Entertainment, INC. .ovvvveiiciiieicceeee e 5 462,863 3.80
Regal Entertainment Group ... 5 379,072 3.11

THE GAP .o e 24 308,834 2.54

TIX COMPANIES «oeeeieeieeecee ettt st st 9 291,131 2.39

The HOme DEpot .....voeeeeeeeeeeeee e e 2 282,000 2.32
Dick's Sporting GoodS . ooo vt 5 257,486 2.12
Circuit City Stores, INC. .occviiecee e se e eemeenas 7 220,616 1.81
Abercrombie & Fitch Stores, INC. ...oovcvrer it s 28 210,663 1.73

The LIMIEEA ..o et s st et an 33 188,608 1.55
FOOIOCKET, INC. oeoiieeeeeee e ettt et 40 147,931 1.21
Pathmark Stores, [NC. ..ot sar e 2 123,500 1.01
Ahold USA {S10p & ShOp) .ot 2 115,861 0.95
SUBLOLAL L.t e e 165 3,499,420 28.74

F
AMLONETS it e 2,065 8,676,396 71.26
TOUAL oot e 2,230 | 12,175,816 100.00 %
. |
|
|




Supplemental Operating Information

Schedule of Significant Office Tenants as of January 31, 2008

{Based on net base rent 2% or greater of the Company’s ownership share)

LEASED PERCENTAGE OF
SQUARE TOTAL OFFICE

TENANT FEET SQUARE FEET
City of New YOrk ... o 890,185 851 %
Millennium Pharmaceuticals, Inc. .............oooooiiiiii i, 693,743 6.63
.S, GOVEIMMENL ...t et eaanas 597.438 5.71
Morgan Stanley & Co. ..o 444,685 4.25
Securities Industry Automation Corp. ......c..ooviviieiiininiiineieanen 433,971 4.15
Wellchoice, INC. ..o e e 392,514 3.75
Forest City Enterprises, Inc. e 360,635 3.45
Keyspan Energy ..o, 335318 3.20
Bank of New York ........cooooiiiiniiiiniiiinninns e 323,043 3.09
Bear SLearns ... e 292,142 2.79
AlKermes, INC. oo e 210,248 2.01
Clearbridge Advisors, LLC, a Legg Mason Company ..................... 195,249 1.87
Covington & Burling, LLP ..., 160,565 1.53
Partners Health Care System, Inc. ..o, 136,150 1.30
Seyfarth Shaw, LLP ... 96,909 0.93
SUbtOta] . e 5,562,795 53.17
AlTOThers ..o 4,899,878 46.83
FOtA . 10,462,673 100,00 %

(1) All intercompany rental income is eliminated in conselidation.
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Supplemental Financial Information

Mortgage Financings

We use taxable and tax-exempt nonrecourse debt for our real estate projecis. For those projects financed with taxable debt, we
generally seek long-term, fixed-rate financing for those real eslate project loans that mature within the next 12 months, as well as
those real estate projects that are projected to open and achieve stabilized operations during that same time frame. For real estate
projects financed with tax-exempt debt, we generally utilize variable-rate debt. For construction loans, we generally pursue variable-
rate financings with maturities ranging from two to five years,

We are actively working to extend. the maturities and/or refinance the nonrecourse debt that is coming due in 2008 and 2009. During
the year ended January 31, 2008, we completed the following financings:

Plus
Less Unconsolidated
Full Minority Investments at Pro-Rata
Purpose of Financing Consolidation Interest Pro-Rata Consolidation
(in thousands)
REfINANCINES <.ooveeeeieceece e e crs e e $ 1,142,700 $ 50800 § 171,429 3 1,263,329
Development projects and acquisitions ¥ ... 1,005,570 1,763 245,202 1,249,000
Loan extensions/additional fundings .........cocvvvvrvresimnvivrnininnens 678,567 20,469 44,754 702,852
$ 2,826,837 % 73,032 § 461,385 % 3,215,190

(1)  3915,053 of the $1,005,570 relates to development projects and represents the full amount available to be drawn on the loan.

Projects under Development Debt

We use nonrecourse mortgage debt for the financing of our development pipeline. We draw on these financings to partially fund the
cost incurred with the development of our real estate. As of January 31, 2008, the detail of how much is outstanding compared to the
total commitment under the financing is as follows:

Plus
Less Unconsolidated
Full Minority Investments at Pro-Rata
Consolidation Interest Pro-Rata Consolidation
(in thousands)
Total outstanding on projects under development .................. b 552,258 § 74,509 § 371,930 % 849,679

Total available commitment ..................cocoiiiiiii . $ 1,283,538 § 88,088 % 520,127 3 1,715,577
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Supplemental Financial Information

As discussed on page 2, we present certain financial amounts under the pro-rata consohdatlon method (a2 non-GAAP measure). This
information is useful to our investors because we believe that it more accurately reflects the manner in which we operate our business.
This is because, in line with industry practice, we have a large number of investments in Wthh our economic ownership is less than
100% as a means of procuring opportunities and sharing risk. The tables below present amounts for both full consolidation, a GAAP
measure, and pro-rata consolidation, providing a reconciliation of the difference between the two methods. Under the pro-rata
consolidation method, we present our partnership investments proporticnate to our sharc of ownership for each line item of our
consolidated financial statements. Under full consolidation, partnersh1p assets and Ilabllmes are reported as consolidated at 100% if
deemed to be under our control or if we are deemed to be the primary beneficiary for our mvestmems in a VIE. Partnership assets and
liabilities are reported on the equity or cost method of accounting if we do not have control, or, in the case of investments in VIEs, we

are not deemed the primary beneficiary.

Consolidated Balance Sheet Information — January 31, 2008 (unaudited)

]
'"Plus

Full Unconsolidated Pro-Rata
Consolidation  Less Minority  Investments at  Plus Discontinued  Consolidation
(GAAP) Interest Pro-Rata Operations {Non-GAAP)
(in.thousands)
Assets
Real Estate
Completed rental properties ... $ 7,561,685 §$ 334,392 § 1,208,040 § 31,328 § 8,466,661
Projects under development .........o.oviiviiiiiiiinnnes 1,499,495 185,806 506,658 - 1,820,347
Land held for developmentorsale .................. ... 155,524 7,658 118,335 - 266,201
Total Real Estate ..........c.ooiiiiiiriiiiiiiinnns 9,216,704 527,856 f 1,833,033 31,328 10,553,209
Less accumulated depreciation .........ooovvvvnveennn, (1,244,391) (73,924) ~ (301,604) (1,470) (1,473,541
Real Estate, nel .......o.ooiiiiiiiiiiiiniiaiiniiinans 7,972,313 453,932 " 1,531,429 29,858 9,079,668
|
Cash and equivalents ..., 254,434 12,466 26,217 - 268,185
Restricted cash ........ooo i 248,262 8,970 182,675 - 421,967
Notes and accounts receivable, net ...........oieinins 419,090 19,271 46,091 179 446,089
Investments in and advances to affiliates .................. 495,828 14,844 (188,029) - 292,955
OUheT @S56LS - ...t iiii i e eecraae e e eene 829,998 23,8206 87,777 1,635 895,584
Operating property assets held forsale .................... 31,672 - - (31,672) -
Total ASSEIS ... $ 10,251,597 § 533,309 § | 1,686,160 $ - $ 11,404,448
Liabilities and Shareholders' Equity
Liabilities
Mortgage debt, nonrecourse ... $ 6,338,610 $ 345,849 § 1,458,579 § 27,700 % 7,479,040
Notes payable ... 143,874 1,101 85,582 - 228,355
Bank revolving credit facility .....ooovieei 39,000 - - - 39,000
Senior and subordinated debt ... 886,900 - - - 886,900
Accounts payable and accrued expenses .............oeei 1,015,844 35,659 142,171 798 1,123,154
Deferred inCoOmME LAXES oo oviviiiiriii st irrnineeenenes 477,238 - - - 477,238
Liabilities of operating property held for sale ............. 28,498 - - (28,498) -
Total Liabilities ....................................... 8,929,964 382,609 1,686,332 - 10,233,687
MiInority INTETESt ...oeiveiiiii i 349,517 150,700 ] (172) - 198,645
Total Sharcholders’ Equity ......................... 972,116 - ! - - 972,116
Total Liabilities and Shareholders’ Equity ...... $ 10,251,597 §$ 533309 § |, 1,686,160 § - 8§ 11,404,448
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Consolidated Balance Sheet Information — January 31, 2007 (unaudited)

Plus
Full Unconsolidated Pro-Rata
Consolidation Less Minority Investments at Consolidation
(GAAP) Interest Pro-Rata (Non-GAAP)
{in thousands)
Assets
Real Estate
Completed rental properties ..o $ 6659054 § 346,323 § 1,207,591 $§ 7,520,322
Projects under development ..., 1,396,083 126,660 298,665 1,568,088
Land held for development orsale..........ooociereieievecre 174,136 6,032 78,578 246,682
Total Real ESIAte ..o 8,229,273 479,015 1,584,834 9,335,092
Less accumulated depreciation ... v ceeeeereeenenieeeeeeeeeas {1,085,978) (70.863) (286,054} (1,301,169}
Real ESLAE, MEL c.ooivieeeeee ettt ee et esae s sas s seneens 7,143,295 408,152 1,298,780 8,033,923
Cash and equivalents ... 254,213 24,545 32,997 262,665
Restricted Cash -t 292,461 25,028 168,062 435,495
Notes and accounts receivable, net ........oooiniivceerercie e 287,615 26,619 9,458 270,454
[nvestments in and advances to affiliates ........ocoevevveiieeeieecieecnennen, 333,782 - (95,710) 238,072
OHRET A@SSEIS ...eieiiiiie ettt bae e e s er e e s tne s e s sanaensas 670,238 29,260 95,834 736,812
TOMAL ASSEIS «ooooiiiii et ceee et e et et eme s $ 8981604 § 513604 § 1,509421 § 9977421
Liabilities and Shareholders' Equity
Liabilities
Mortgage debt, RONTECOUTSE woiiiiiiiicriieceeei ettt er e $ 5338372 § 320270 % 1,308,209 § 6,326,311
Notes payable ... 96,127 1,167 88,244 183,204
Bank revolving credit facility.....coovverei e - - - -
Senior and subordinated debt ..o 886,900 - - 386,900
Accounts payable and accrued expenses ..., 772,964 15,711 112,968 870,221
Deferred INCOME LAXES ©oveeeeeeeeeeeeeeeeeeeee e ee s siaba b st st e e e e e emeeeeeeene 486,329 - - 486,329
Total Liabilities ..........cooooorvirierce e 7,580,692 337,148 1,509,421 8,752,965
MINOTIEY INLEFESE «ovvvevverete ettt e 375,101 176,456 - 198,645
Total Shareholders’ Equity ..................oooevvevvvirvirvierennnn 1,025,811 - - 1,025,811

Total Liabilities and Shareholders’ Equity . ...................... $ 89381,604 $§ 513,604 § 1,509421 § 9,977,421
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Consolidated Earnings Information — Three Months Ended January 31, 2008 (unaud:ited)

Plus
Full Less Unconsolidated Plus Pro-Rata
Consolidation Minority Investments at Discontinued Consolidation
(GAAP) Interest . Pro-Rata Operations (Non-GAAP)
(in thousands)
Revenues from real estate operations _..........ooociei i, $ 406,043 3 19,717 S‘ 87410 703 0§ 474,439
Expenses
Operating EXPENSES ....eiuiiiei ettt eiretraerarsartante e anens 140,602 10,374 52,582 170 282,980
Depreciation and amortization ............c.voiveiieiiiciiear e, 62,642 1,118 11,256 6 72,786
Provision for decline inreal estate ....oovvviviiiiiiiiiienici s 3,302 10 8.269 - 11,561
306,546 11,502 72,107 176 367,327
Interest expense, including early extinguishment of debt ................... (91,191) 473) (19,313) (275) (110,306)
Amortization of mortgage procurement Costs ..........ocovieeiiareirinn.s (2,653) (114) (614) (m (3.163)
Interest and other INCOME ....vvvviriaiiiiii i e e e 21,002 300 2378 191 22,768
Gain on disposition of rental properties and other investments - - 12,286 1,046 13,332
Earnings before inCOmMe taxes ............vvciviiiinivviieinniiriieniinne, 16,655 8,428 10,037 1,479 29.743
Income tax expense
CUITEIIE 1o oot iet et et et ettt e et et e e e et e e eneananens 5,605 - - 43 5,648
Deferred .... 10,402 - \ - 528 10,930
16,007 - - 571 16,578
MInority iNTETESt ......ooii e (8,616) (8,616) - - -
Equity in earnings (loss) of unconsolidated entities ................con, 9,665 188 (10,037) - {560)
Earnings from continuing operations ... 11,697 - - 908 12,605
Discontinued operations, net of tax and minority interest:
Operating eamings from rental properties .........ooooviiiiiniee s 266 - - (266) -
Gain on disposition of Lumber Group ........coovvviiiiiiiiniiiininns 642 - ) - (642) .
908 - - (908) -
NEt BAIMINES ..ottt iee e ae i eaee et et en e eneieieanaraeaans $ 12,605 § - 5 . - § 12,605
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Consolidated Earnings Information — Year Ended January 31, 2008 (unaudited)

Plus
Full Less Unconsolidated Plus Pro-Rata
Consolidation Minority Investments at Discontinued Consolidation
(GAAP) Interest Pro-Rata QOperations (Non-GAAP)
(in thousands)
Revenues from real estate operations .......................ooieen s 1,295,620 § 7,040 3 344,038 § 16304 3 1,595,522
Expenses
Operating expenses ................. 787,654 34,461 224,833 20,055 998.081
Depreciatton and amortization ..... . 232,584 7.286 44,800 1,947 272,045
Provision for decline inreal estate ...oovvvvereieniaiivnviiniereianees 3302 10 8,269 - 11,561
1,023,540 41,757 277,902 22,002 1,281,687
Interest expense, including early extinguishment of debt ................... (337,842) (13,108) (2. (4,542} (401,487)
Amortization of mongage procurement costs (11,624) {730 (2,267 (L] (13.251)
Interest and other INCOME ..........coiiitiiiiia e aaas 73,368 2,662 11,533 942 83,181
Gain on disposition of rental properties and other investments ............. 603 - 9,358 106,333 116,294
Earnings before income taxes ,...........ccooii e (3,415) 18,107 13,149 106,945 98,572
Income tax expense (benefit)
CUITEDL vttt e e e e ettt st e e e e e e e e et aneeaaaneaens (10,669 - - 25,310 14.641
DIFEITE - vvvvaareerrierrenteesees e erseassatsireastsestaesteesaeesaerrras 13,733 - - 16,013 29,746
3,064 - - 41,323 44,387
MiINOLItY IMEETESE 1 1uuui i e s it e e (18,991) {18,991) - - -
Equity in eamings {loss) of unconsolidated entities .............covevenes 12,273 884 (13.149) - (1,760)
Earnings (loss) from continuing operations ....................coeeee (13,197) - - 65,622 52,425
Discontinued operattons, net of tax and minority interest:
Operating camings from rental properties 376 - - {376) -
Gain on disposition of rental properties ....... 64,604 - - (64,604) -
Gain on disposition of Lumber Group ..............cocoviiiiiinn. 642 - - {642) -
65,622 - - (65,621) -

Net earnings .........oooooiiiiiiiiiiii e [3 52425 § - 8 - 8 - S 52,425
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Consolidated Earnings Information - Three Months Ended January 31, 2007 (unaudited)

! Plus
Full Less Unconsolidated Plus Pro-Rata
Consolidation Minority Investments at Discontinued Consolidation
(GAAP) Interest Pro-Rata Operations (Non-GAAP)
(in thousands)
Revenues from real estate o0perations ..o, S 348,254 20,200 S' 145,274 14,055 487,383
Expenscs
OPErNE EXPEMSES Lvuivtrrnirr s rriertiniiareasanreraraasarersrnianees 216,889 7379 94,094 9,840 313,444
Depreciation and amortization ........coiviiirinre e 51,783 3.074 8,768 1,001 58,478
268,672 10453 | 102,862 10,841 371,922
I
Interest expense, including early extinguishment of debt ................... (79.349) (4,595) (15.110) {5.598) (95.462)
Amortization of mortgage procurement €ostS ..., (2.659) (161) (680 (47) (3,225)
Interest and Other INCOME ..o i i s e eaaaas 31.671 90 2.501 970 35,052
Gain on disposition of rental properties and other investments - - - 64,641 64,641
Earnings hefore incame taxes ... 29243 5,081 29,123 63,180 116,467
Income tax expensc (bencfit)
Current ..... 3715 - - (5.916) (2.201)
Deferred 21,318 - - 30,332 51,650
25,033 - - 24,416 49,449
MINOTILY INTEIESE .o iiiiiiiitiasiarr i s mee et m b cianieaeteneens (5,081) (5.081) - - N
Equity in ezrnings of unconsolidated entities ...l 32,731 - (29,123) - 3,608
Earnings from continuing operations ........oooiviiiiiiniiiirinin,. 31.862 - - 38,764 70,626
Discentinued operations, net of tax and minority interest:
Operating (loss) from rental propertics ......oovceviiiieiniirinnn. (899) - - 899 -
Gain on disposition of rental properties ..........ovvviiiinnirininn- 39,197 - - (39,197} -
Gain on disposition of Lumber Group ... 466 - - (466) -
38,764 - - (38,764) -
NEtRAFMIMES ..ot e b g 70626 S -5 - - 70.626
|
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Consolidated Earnings Information — Year Ended January 31, 2007 (unaudited)

Plus
Fuli Loss Uncensolidated Plus Pro-Rata
Consolidation Minority Investments at Discontinued Consolidation
(GAAP) Interest Pro-Rata Operations (Non-GAAP)

(inn thousands)

Revenues from veal estate eperations ..............ooovviiiiiiiiini e $ 1,123,351 § 97.031 §$ 355457 & 102,712 § 1,484 489
Expenses
OPeraling EXPENSES ... .ot et ee e en e 671,403 45,406 234,796 63,711 933,504

Depreciation and amortization ....... 176,815 13.588 41,953 10,310 215,490
Proviston for decline in real esta1e ... i 1.923 - 400 - 2,323
856,141 58,994 277,149 79.021 1,153,317
Interest expense, including early extinguishment of debt ................... (285,507) (24.262) (55.862) (20,229) (337.336)
Amortization of MOMEAZE ProCUTCINENE COSIS .. \evmnveeiararaiareaaanans {107 1Y) {1.062) (2,131} (370) (12,149)
Interest and other iNCOME L..vivviviii i e 61.411 2,763 3.301 1830 63,779
Gain on disposition of rental properties and other investments ............. - - 7.662 233,852 241,514
Earnings before income taxes ...t 32,404 15,476 31,278 238,774 286,980
Encome tax expensc (benefit)
L1005 = (10,986) - - 12,929 1,943
Deferred ..o 45,714 - . 79.336 125,050
34.728 - - 92,265 126,993
MiINOntY INLErest ..oeooeiiii e s (15.476) (15,476} - - -
Equity in earmings of unconselidated entities B, 48,542 - {31.278) - 17,264
Euarnings from continuing operations ... 30,742 - - 146,509 177.251
Discontinued operations, net of tax and minority interest:
Operating camnings from rental properties ...........oooooooi, 3,017 - - (3.017) -
Ciain on disposition of rental properties 143,026 - - (143.026) -
Gain on disposition of Lumber Group .........oovviiiiiiiiiiiiiienenn, 466 - - (466) -
146,509 - - (146,509) -
INET CHFMINES . 1ov vttt e i et e e e e s st e e e e e e e eanaaanas $ 177.251 % . % - % - 8 177,251

(1)  Propertics accounted for on the equity method do not meet the definition of a component of an entity under SFAS No. 144 and therefore are reported in continuing
operations when sold. For the year ended January 31, 2007, one equity method investment was sold, Midiown Plaza. A pre-tax gain of $7,662 (34,700 net of ax)
has been reported in equity in eamings of unconsolidated entitics in the Consolidated Statements of Eamings, and therefore is included in camings from continuing
operations.
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The following schedules present information on investments in and advances to affiliates!
Investments in and Advances to Affiliates

Included in Investments in and Advances to Affiliates in the Consolidated Balance :;Sheet Information tables are unconsolidated
investments in entities that we do not control and/or are not deemed to be the primary beneficiary, and which are accounted for under
the equity method of accounting, as well as advances to partners and other affiliates.

Following is a reconciliation of members’ and partners’ equity to our carrying value in ttie accompanying Consolidated Balance Sheet
Information:

January 31,
2008 2007

(in thousands)

Members’ and partners’ equity as below ... $ 741,871 § 592,681
Equity of other members and partners ... 553,842 496,971
Company’s investment in partnerships ..o $ 188,029 S 95.710
Advances to and on behalf of other affiliates .......ovvvreei i e 292,955 238,072
Minority interest in advances to and on behalfofafﬁ]iates{”.............................................;... 14,844 -

Total investments in and advances to affiliate ... e 8 495828 $ 333,782

(1) Primarily represents the minority interest portion of advances to other affiliates included in the fully consolidated presentation. Previously, a portion of these
amounts were recorded in pro-rata accounts payable or receivable.

Summarized financial information for the equity method investments is as follows:

Combined (100%) Pro-Rata Share
(GAAP) | {(Non-GAAF)
Year Ended January 31, 2008 2007 2008 2007

(in thousands)

Balance Sheet:

Completed rental properties ........ccocoooeiiiiiiinnnin, $ 2,989,525 § 2,697,454 $ 1,208,040 $ 1,207,591
Projects under development ... 1,271,998 177,419 506,658 208,665
Land held for development or sale .............ccooiiieniineniann. 265,943 %60,296 118,335 78,578
Accumulated depreciation ... (606,961) (554,910) (301,604) (286,054}
Restricted cash - Military housing bond funds ................... 1,029,503 771,697 67,235 1,717
Other restricted cash ...........oooein 574,638 660,939 115,440 160,345
OET ASSELS ..evvvevvseeeensseeeeesieeeee e et e b eeneerresnas 409,973 526,142 160,085 138,289
TOLAL ASSEES «.envteeniteiite s ieeeaienerianre e ere e eneaananas $ 5,934,619 § 5,039,037 % 1,874,189 § 1,605,131
Mortgage debi, nonrecourse ... $ 4,486,786 S 3,334,085 $ 1,458,579 S 1,308,209
Other Habiliies ..o e eaas 705,962 1'512,27 | 227,753 201,212
MINOFITY TNEETESE L ..vevnaeiritveiieiitriariere e een s ieeaiaeaaaaaes - I - (172) -
Members' and partners’ equity ........ooiiiiininr s 741,871 592,681 188,029 95,710
Total Liabilities and Members'/Partners' Equity ............. $ 5,934,619 S 5,039,037 $ 1,874,189 § 1,605,131
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Investments in and Advances to Affiliates (continued)

Combined (100%) Pro-Rata Share
(GAAP) (Non-GAAP)
Year Ended January 31, 2008 2007 2008 2007
(in thousands)
Operations:
AN T TR $ 890,156 § 777418 $ 335798 § 344773
Equity in earnings of unconsolidated entities on a pro-rata basis ..............oeven. - - (1,760) 17,264
OPETALING EXPEINSES . o.. vttt et it e e e e e ettt mena e aea e e ann st aeeneeaenan (588,753)  (531,728) (218,546) (226,625
Interest expense including early extinguishment of debt ... (214,363)  (143,550) (70,664) (54,463)
Provision for decline in real estate ) ... e (22,526) (900) (8,269) (300)
Depreciation and amortizZation ... .cc.ooviiiiiivii i e et (133,923)  (109,258) (46,726) (43,332)
[H T o T T 1L RSRPUNt 62,075 23916 6,398 3283
MIMOTILY INTEEESE .. ottt et a e s e e e aans, - - 884 -
Income (loss) before gain on disposition of rental properties and
discontinued OPerations ... .. ..ottt (7,334) 15,398 (2,885) 40,600
Discontinued operations:
Gain on disposition of rental properties B e 31,148 15,325 14,392 7.662
Income from discontinued operations ............cooveviiii i i ren 1,532 663 766 280
Discontinued operations subtotal ... 32,680 15,988 15,158 7.942
Net eamnings {Pre-1X) oo e e $ 25346 § 31,886 $ 12,273 5 48,542

{1} Due to the continued deterioration of the condominium market in Los Angeles, California during the f{ourth quaner of 2007, Mercyry, an unconsolidated
condeminium project, lowered certain estimates regarding future undiscounted cash flows on condominium sales resulting in an impairment charge under SFAS
No. 144 of $22.526, of which $8,269 is at our proportionate share. Included in the amount for the year ended January 31, 2007 is an impairment loss for land
located in Pittsburgh, Pennsylvania, in which our share was $300.

(2) The Inllowing table shows the detail of gain on disposition of rental properties that were held by equity method investments:

{Combined 100%)
Years Ended January 31,

2008 2007
(in thousands)
University Park at MIT Hotel ......coooioiniiceccevrevenens (Cambridge, Massachusctts) $ 26,936 3 -
White Acres (Apartments) {Richmond Heights, Ohio) 4,212 -
Midtown Plaza (Specialty Retail Center) ........ocvevvvcinsivececrcveniinsrnnnon, (Parma, Ohio) - 15,328
Total gain on disposition of equity method rental properties ..o vrccrcicvnnenns $ 31,148 s 15,325

Company’s portien of gain on disposition of equity method renuil properties... $ 14.392 $ 7,662
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Real Estate and Related Nonrecourse Mortgage Debt — January 31, ZtZOOS
Nonrecourse
Mortgage
| Total Cost Debt

{in thousands)
Full Consolidation
Completed rental properties

Residential .. .ot e ety $ 1,602,247 $ 1,048,164
Commercial
RELAN CONIETS o.vniet et iet ettt e e e e e s e e e e m e e ee e aaaas 2,963,820 2,289,906
Office and other buildings .......oveeniri s 2,984,523 2,366,751
Corporate and other equipment . ....c..ooiiiiiii e : 11,095 -
7,561,685 5,704,821
Projects under development
Residential
UNAEr COMSIIUCTION L. ovuitirir ittt et et ieeteteaaraen s irae s riaaaianaens 125,980 73,375
I develOPMENIt ....voiiiiiiitirrs e et 751,485 254,548
Commercial
Retail centers
UNder COMSIIUCLION L...vit ittt e cen e eeetiaas s easaararnrnrasrnansnaeeanans . 371,508 176,034
In develOPment ... c..iuviiirirra e 35,957 -
Office and other buildings
UNAET COMSLIUCTION .o et iiieteiniteeetnetsanerarrnanseeeaeeneenneeeaeesetsans b 88,507 39,002
In develOPmEnt ... oun e 126,058 9,279
1,499,495 552,258
Land held for development orsale .................oiiiiiiiiine s 155,524 81,531
Total - Full Consolidation ... e 'S 9216704 § 6,338,610
|
Less Minority Interest
Completed rental propertics
Residential ... i e $ 35,036 $ 27,617
Commercial
TS ET] e = 102 I ORI EPPPPP R 104,551 110,034
Office and other buildings ........cocovr i e 194,805 127,689
Corporate and other eqUIPMIENT ........coovvvvviviiniimiiie e - -
334,392 265,340
Projects under development
Residential
Under CONSIIUCHION .. ..ntiiiiisiitvrsrerrarerr e ae it et rne i aastanaaes - -
[N develOpmENT ...oivn e e 166,142 65,375
Commercial
Retail centers
Under CONSIUCHOMN .1 \vnvarrtvneneaees et e e is it airansrrrnres ;- 495 -
In develOPMEnt .. ..o e e 89 -
Office and other buildings
Under COMSIFUCHION ....eeni et aaarae e e ensvreaae e raeanaens 16,403 9,134
In deVelOPMENT ... ..ot 2,677 -
185,806 74,509
Land held for developmentorsale ...............c.oooiiiiiiii . 7,658 6,000
Total - Minority INterest ... $ 527,856 § 345,849
[
i
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Real Estate and Related Nonrecourse Mortgage Debt- January 31, 2008 (continued)

Nonrecourse
Mortgage
Total Cost Debt
(in thousands}
Plus Unconsolidated Investments at Pro-Rata
Completed rental properties
Residential .. ... oo i e e e $ 622,941 % 522,147
Commercial
Y BT 11 Ul oSS 419,243 431,908
Office and other buildings .........coooiiiiiii e © 165,855 81,525
Corporate and other eQUIPIMENT ... .vuuiviiiiiiciei v eneir e r e 1 -
1,208,040 1,035,580
Projects under development
Residential
UNAEr CONSITUCTION ...\t rs e iee e e ein it e et ee v e ra s e e e reansareaanaenn 149,939 194,680
Indevelopment ... 9,583 2,595
Commercial
Retail centers
Under construction ........................... e 182,364 92,625
I e Ve o PIMENt L e e e 40,767 9,552
Office and other buildings
Under conStruCtion ... .. ..oieiiiiiiiieit i ree e ieae et et eaanvreeeanaans 658 -
IndevelOPMEnt ..o e e e e 123,347 72,478
506,658 371,930
Land held for development orsale ..............cooiiiiiiiiiiiniiieier e, 118,335 51,069
Total - Unconsolidated Investments at Pro-Rata ..........................coco $ 1,833,033 § 1,458,579
Pro-Rata Consolidation
Completed rental properties
Residential (1 oo $ 2221480 $ 1,570,394
Commercial
Rt NI o et e e e e e 3,278,512 2,611,780
Office and other buildings .........ooooo 2,955,573 2,320,587
Corporate and Other eqUIPMENT .. ...oier i e r e ae e e 11,096 -
8,466,661 6,502,761
Projects under development
Residential
Under CONSIMUCHION ... .eirie ettt v e ir i emrreen st s iaesseteraaearinens 275,919 268,055
Indevelopment ..o e 594,926 191,768
Commercial
Retail centers
Under cOnSIUCTION ... i e et nens 553,377 268,679
I AeVeIOPIMENL ... et e et e e e e e r e aa e eeenns 76,635 9,552
Office and other buildings
Under CONSITUCHION ... .t iee e vrer v ae e et e e v renearnaenenanns 72,762 29868
IN develOPmMENt L. e e e e e 246,728 81,757
1,820,347 849,679
Land held for developmentorsale ........ ... ... ..cccooiiiiiiiiiiiiiianens 266,201 126,600
Total - Pro-Rata Consolidation ... $ 10,553,209 § 7,479,040

(1}  Amounts include completed rental property of $31,328 and nonrecourse morigage debt of $27,700 for an operating property held for sale,




Supplemental Financial Information

Forest City Rental Properties Corporation (“Rental Properties™) is a wholly-owned subsidiary of Forest City Enterprises, Inc. engaged
in the ownership, development, acquisition and management of real estate projects, mcludm;, apartment complexes, regional malls and
retail centers, hotels, office buildings and mixed-use facilities, as well as large land development projects.  Consolidated Balance
Sheet information and Consolidated Earnings information for Rental Properties and its subsndlanes follow.

Forest City Rental Properties Corporation and Subsidiaries
Consolidated Balance Sheet Information — January 31, 2008 (unaudited)

Plis
Full Less Unconsoilidated Plus Pro-Rata
Consolidation  Minority  Investments at  Discentinued  Consolidation
(GAAP) Interest Pro-Rata Operations (Non-GAAP)
{in thdusands)
Assets
Real Estate
Completed rental properties ..., $ 7,550,590 § 334,392 § 1,208,040 $ 31,328 § 8,455,566
Projects under development ............. 1,499,495 185,806 506,658 - 1,820,347
Land held for development or sale.... 52,614 4,921 | 42,458 - 90,151
Total Real Estate .........cccccve. 9,102,699 525,119 15757,156 31,328 10,366,064
Less accumulated depreciation ..........coocvvvciiiinniinnns (1,239,123) (73,924) . (f301,604) (1,470) (1,468,273)
Real EState, NeL.......ccovivecriiriiiirenrrermssrseecvessraeens 7,863,576 451,195 11455,552 29,858 8,897,791
Cash and equivalems 184,130 12,438 ¢ 21,396 - 193,088
Restricted cash .. 243,368 8,141 181,752 - 416,979
Notes and accounts recewable net.. 392,903 17,032 . 39,492 179 415,542
Investments in and advances to aﬁ'llates 435,738 15,974 (150,584) - 269,180
Other assets ...voereceeane 768,312 23,804 | 87,159 1,635 833,302
Operaling property assets held for sale ....................... 31,672 - - (31,672) -
TOLAL ASSEES ...ooveeoeiiieeiiiee e e nien e s 9,919,699 $ 528,584 § l‘\,634,767 3 - $ 11025882
Liabilities and Sharcholders' Equity :
Liabilities
Mortgage debt, NONFECOULSE ..ovvevviviiriiiririnnieiesr e 3 6,303,142 $ 344456 % 1,423,791 $ 27,700 § 7.410,177
Notes payable ..o 129,808 1,101 83,061 - 211,768
Bank revolving credit factlity .....ocoeiiniciiciiinnins 39,000 - - - 39,000
Senior and subordinated debt ... 20,400 - - - 20,400
Accounts payable and accrued expenses L 1,413,534 34,576 128,087 798 1,507,843
Deferred income taxes . 566,587 - - - 566,587
Operating property l]abllltles he]d for sale 28,498 - . - {28,498) -
Total Liabilities .........cc.cooooniniiirniverr e 8,500,969 380,133 1,634,939 - 9,755,775
MiINOTILY INTETESL c.veeicreeec s 347,268 148,451 ‘ {172) - 198,645
Total Shareholders® Equity ..o, 1,071,462 - ; - - 1,071,462
Total Liabilities and Sharcholders’ Equity $ 9919699 § 528,584 § 1,634,767 § - $ 11,025882

(1} Included in the Full Consolidation balance is $614.,115 of liabilities payable to Forest City Enterprises, [ic.
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Forest City Rental Properties Corporation and Subsidiaries
Consolidated Balance Sheet Information — January 31, 2007 (unaudited)

Plus
Full Less Unconsolidated Pro-Rata
Consolidation Minority Investments at Consolidation
(GAAP) Interest Pro-Rata (Non-GAAP)

(in thousands)

Assets
Real Estate
Completed rental properties ..o e $ 6,649,471 $346,323 $ 1,207,586 3§ 7,510,737
Projects under development ..o 1,396,083 126,660 298,665 1,568,088
Land heid for development or sale .........cocovvvvciiirecencceeeccen e, 58,408 5,517 27,018 79,509
Total Real ESLAte .......cccocciviiiiiiiiiiiiice e stiite e 8,103,962 478,500 1,533,272 9,158,734
Less accumulated depreciation ..........cooocccciiiiiiiineiee e (1,080,432) (70,863) (286,054) (1,295,623)
Real EState, net ...o..ooooiiveirieicni e es s s et 7,023,530 407,637 1,247,218 7.863,111
Cash and equivalents..........coovviiiiiieciin e 159,635 24,532 25,986 161,089
Restricted Cash ..ot ee e se et re e e e nrees 289,081 25,028 167,610 431,663
Notes and accounts receivable, net ..o 261,796 25477 4,494 240,813
Investments in and advances to affiliates .........cccoeceeeeiviveeei e 279,489 - (69,604) 209,885
OMRET BSSTS 1iiiiiiiiii e eeee e e s st sesessme e e seseeeeee e aerens 580,911 29,260 95,462 647,113
TOLAL ASSCLS ...oooiiiiiiieeieeeeeeeieieeereveverererreeeseeeeeesnreeeereesararrns $ 8594442 $5i1,934 % 1,471,166 § 9,553,674

Liabilities and Shareholders’ Equity

Liabilities
Mortgage debt, NONIECOUTSE ..o i ceee e e $ 5310876 $320,270 $ 1,279,543 $ 6,270,149
Notes Payable .o 82,188 1,167 86,251 167,272
Bank revolving credit facility..........ccoco i - - - -
Senior and subordinated debt ..o e et erre e 20,400 - - 20,400
Accounts payable and accrued expenses 1,254,846 14,714 105,372 1,345,504
Deferred INCOME TAXES «.oovviiririe it it eeeeeeeeeee st estaeeemeereevasaaaens 547,516 - - 547,516
Total Liabilities ... e er s 7,215,826 336,151 1,471,166 8,350,841

MINority [OEIESE .ooovii ittt 374,428 175,783 - 198,645
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Forest City Rental Properties Corporation and Subsidiaries

Consolidated Earnings Information — Year Ended January 31, 2008 (unaudited)

{

Plus
Full Less Uneansolidated Plus Pro-Rata
Consolidation Minority Investments at Discontinued Consolidation
(GAAP) Interest Pro-Rata Operations {(Non-GAAP)
(ih thousands)
Revenues from real estate operations ........c..cccovveeneiurinins $ 1,254,990 $ 68,775 332,631 26,304 § 1,545,150
Expenses
Operating eXPENSES «vivevsvrratrroerraseeniermiarmiermnermiaeananenans 713,300 34,357 216,549 20,055 915,547
Depreciation and amortization .... 229,596 7,286 44,801 1,947 269,058
Provision for decline in real estate .. 102 10 ! 8,269 - 8,361
942,998 41,653 : 269,619 22,002 1,192,966
Interest expense, including early extinguishment of debt ........... {334,243) (12,914) (71,535) {4,542) {397,406)
Amortization of mortgage procurement Costs .o..vuiinvuninnveecsins (11,245) (730) (1,999 (90 (12,604)
Interest and other MMCOME ..oovviiiiiiiiiirinii s e e rnrnes 70,011 2,576 11,378 942 79,752
Gain on disposition of rental properties .......c.covevvrivierrierinian, - - 9,358 105,287 114,645
Earnings before income taxes ... 36,515 16,054 10,211 105,599 136,571
Income tax expense .
(000 T n = 1 TP 10,989 - - 25,310 36,299
DEfermed . vve e 9,027 - | - 15,609 24,636
’ 20,016 - ' - 40,919 60,935
MINOMLY INTETESE Lovviriviiaiiiiriisinssissrarassssisrrrnrnrssasasasanaans (16,938) (16,938) - - -
Equity in eamnings of unconsolidated entities  o.ovviiiiiiinnii, 11,569 884 (10.211) - 474
Earnings from continuing operations ............cociivinininnanans 11,130 - - 64,980 76,110
Discontinued operations, net of tax and minority interest:
Operating eamings from rental properties ... 376 - - {376) -
CGain on disposition of rental properties.......coooooll 64,604 - \ - (64,604) -
64,980 - | - (64,980) -
[
Net earnings . ......ccooiiiiiiiiiiiirc $ 76,110 § - - - 3 76,110
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Forest City Rental Properties Corporation and Subsidiaries
Consolidated Earnings Information — Year Ended January 31, 2007 (unaudited)

Plus
Full Less Unconsolidated Plus Pro-Rata
Consolidation Minority Investments at Discontinued Consolidation
(GAAP) Interest Pro-Raty Operations (Non-GAAP)
fin thousands}
Revenucs from real estate operations ..................... et 3 1,073,204 § 95511 § 293,731 § 102,712 § 1,374,136
Expenses
OPErating EXPeNSES o.vie.eiteirir it iinietreereaaieaariiins 599,974 44,312 183,702 68,711 808,075
Depreciation and 4mMOrtization ......oeovieeineiinieaainiaen, 175,244 13,588 41,942 16,310 213,908
Provision for decline inrealestate ... 1,923 - 400 - 2,323
777,141 57,900 226,044 79,021 1,024,306
Interest expense, including early extinguishment of debt .......... {281,802) (24,262) (55.071) (20,229) (332,840)
Amortization of mortgage procurement Costs ..........oeeeiiieranns (10,377} (1,061) (1,831 (370) (1,517
Interest and other InCOME ..ot e 59,202 2,754 3116 1,830 61,394
Gain on disposition of rental properties ...........oovivviini s, - - 7.662 233,092 240,754
Earnings before income 1axes ...t 63.086 15,042 21,563 238,014 307,621
Income tax expense (benefit)
Current (4.063) - - 12,929 B.866
Deferred 43,763 - - 79,042 122,805
39,700 - - 91,971 131,671
Minerity interest .....oovvieriiniiii e (15.042) (15,042) - - -
Equity in eamings of unconsolidated entities ™ .............oeeenn 28.896 - (21.563) - 7333
Earnings from continuing operations ._......................c 37.240 - - 146,043 183,283
Discontinued operations, net of tax and minority interest: -
Operating earnings from rental properties ................cooouvns 3.017 - - (3.017) -
Gain on disposition of rental propesties ...t 143,026 - - {143,026) -
- 146,043 - - {146,043) -
INEEEAMNINES . .o e S 183283 S -5 -8 -8 183,283

(1} Propenies accounted for on the equity method do not meet the definition of a component of an entity under SFAS No. 144 and therefore are reported in continuing
operations when sold. For the year ended January 31, 2007, one equity method investment was sold, Midtown Plaza. A pre-tax gain of §7,662 (34,700 net of tax} has been
reported in equity in camings of unconsolidated entities in the Consolidated Statements of Earnings, and therefere is included in eamings from continuing operations.
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The following is a summary of the real estate activity of Forest City Rental Properties C()rporauon s Real Estate Groups as presented
on pro-rata consolidation including a reconciliation from full consolidation to pro-rata CODSO]IdatIOI‘I

Forest City Rental Properties Corporation — Real Estate Activity

Pro-Rata Contolidation (Non-GAAP)

anuary 31,
2008 2007 . 2006 2005 2004
(in; thousands) ‘
Forest City Rental Properties Corporation — Real Estate Activity t
Real estate — end of year .
Completed rental properties ............cc.ovviveeaeevnnriaeennns $ 8,455,566 $ 7,510,737 $ 6,319,189 $ 5,776,806 $ 4,786,035
Projects under development ... 1,820,347 1,568,088 1,196,663 869,265 541,476
Land held for developmentorsale .........ocoovviiiiinn 90,151 79,909 50,275 53.007 53,089
Real estate, at COSL .., ..onimveiiiiniiiiiiii e 10,366,064 9,158,734 " 7,566,127 6,699,078 5,380,600
Less accumulated depreciation .............coceiiiiinienan. (1,468,273) {1,295,623) ‘ (1,104,286) (975,063) (816,393)
Total real estate ..........c.ocvviveiiiiie v $ 8,897,791 $  7.863.111 $ | 6,461,841 $ 5,724,015 $ 4,564,205 |
|
Real estate activity during the year
Completed rental propetties
Capital expenditures ..............coooeiiiiiiiniaiieeinn.s $ 108,166 $ 87,237 $ 66,239 $ 127.486 $ 38,890
Transferred from projects under development ............ 705,803 547,667 534,820 612,111 377,578
ACQUISIEIONS L. 1ee e e e e e 335,750 314,779 58,667 115,185 374,305
Exchange of cash and Class A Common Units for
PALtOEL’S INLEIEST ...ttt iiericiirir e aaans - 228,958 . - - -
Other ™ 8,502 310,275 . 81,39 337.293 -
Total additions ..........ooooiiiiiiii, 1,158,221 1,488.916 To741,122 1,192,075 790,773
DISPOSIIONS ©vvvevreirivreorersiessirsissresssieserseesieeeses 213,392y ¥ (297368 ¥ (198,739) ¥ 201,304y ¥ (86,818)
Completed rental properties, net additions .................... 944,829 1,191,548 . 542,383 990,771 703,955 |
Projects under development ! |
New development ........coevviniiiiianiiiiiiinnn 1,119,554 957,227 926,217 885,320 343.496
Transferred to completed rental properties ................ (705,803) (547.,667) (534,820) (612,1L1) (377,578)
Costof land sales .......oooevimnveiici e (161,492) (38,135) (63,999) - -
MR oo s - - , - 54,580 -
Projects under development, net additions .................... 152,259 371,425 ! 327,398 327,789 (34,082)
Land held for development or sale, net change ... 10,242 29,634 , (2,732) (82) 1.338
Increase in real estate, At COSt ...iuviriieviirariieeiriieeirns $§  L207,330 § 1,592,607 $i 867,049 $ 1,318,478 3 671,211 ~
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Forest City Rental Properties Corporation — Real Estate Activity !’ - (continued)

Plus
Less Unconsolidated Plus Pro-Rata
Full Minority Investments Discontinued  Consolidation
Years Ended January 31, Consolidation Interest at Pro-Rata Operations {(Non-GAAP)
{in thousands)
008
Real estate - end of year
Completed rental Properties .......c.ocouereieerrrii e varee e reneeciaiens $ 7,550,590 $ 334392 § 1,208,040 $ 3,328 § 8,455,566
Projects under development 1,499,495 185,806 506,658 - 1,820,347
Land held for development or sale 52,614 4,921 42,458 - 90,151
Real 51218, 81 COSL 1ouvnriniitiaeeeereen e et eesee et eeraeeiecee e e e anaranesanae 9,102,699 525,119 1,757,156 31,328 10,366,064
Less accumulated depreciation ....coovvvieiiriieiie e (1,239,123) {13,924) (301,604) (1,470} (1,468,273)
Total real 8SIR1E L.viuiitiitiie et v $ 7,863,576 3 451,195 % 1,455,552 § 29,858 % 8,897,791
Real estate activity during the year
Completed rental properties
Capital expenditiures ........ooeiiiiiii i e b 91,677 % 3,588 §% 20,077 § - 3 108,166
Transferred from projects under development ...........cccoovevienniencen.. 678,997 11,656 38,462 - 705,803
ACGUISTHONS L...eooiiii ittt e eer e enes 334,655 - 1,095 - 335,750
OEF ™) L et e 17,652 (27175 {36,525 - 8,502
Total additions .......coooiiiiiiii e 1,122,981 (11,931} 23,309 - 1,158,221
Operating property held forsale ...........ccoooiiivinoniciiee (31,328) - - 31,328 -
DESPOSTTIONS - .- eeoe oot e et et t e e ee ettt (190,534) . (22,858) . 21339 @
Completed rental properties, net additions ..........c.c.oveeieieniiicieaninnnn 901,119 (11,931) 451 31,328 944,829
Projects under development
New development ... 908,349 71,499 282,704 - 1,119,554
Transferred to completed rental Properties ... .ooviiviereoeiivnninivinennns (678,997) {11,636) (38,462) - {705,803)
Costofland sales ... i (125,940) (697) (36,249) - (161,492}
Projects under development, net additions ...............cooiiiiiiiininnen. 103,412 59,146 207,993 - 252,159
Land held for development or sale, net additions ............ccociveiivinnninnn, (5,794) (596) 15,440 - 10,242
Increase {decrease} in real estate, at COSE...viviiiiiiiiiiccr e $ 998,737 $§ 46,619 $ 223,884 § 31328 § 1,207,330
2007
Real estate - end of year
Completed rental properties ..........coooriiiiiieii e e cere s $ 6,649,471 § 346323 § 1,207,589 §$ - 8 7,510,737
Projects under development 1,396,083 126,660 298,665 - 1,568,088
Land held for developmentorsale .....cooooiiiviiiiniiinirme e vrriraine 58,408 5,517 27,018 - 79,909
Real €511, BLCOSE ...uuveniet et eeeenieeeieee e ereraeceeeam v e ranesannes 8,103,962 473,500 1,533,272 - 9,158,734
Less accumulated depreciation ... (1,080,432) (70,863) (286,054) - (1,295,623)
Total real @SS ... veeiit it et e e $ 7023530 8§ 407,637 § 1,247,218 § - 3 7,863,111
Real estate activity during the year
Completed rental propenties
Capital eXpenditlires .. .. .ooieeere e rei e e e e msnrr e b 78,663 § 17,488 $ 26,062 $ - 8 87,237
Transferred from projects under development ............coiiiiiiiiinnnn . 359,649 6,833 194,853 B 547,067
Acquisitions 218,763 17,785 113,801 - 314,779
Exchange of cash and Class A Common Units for partner's interest .... 228,958 - - - 228,958
OMET T e ettt 32,884 (330,388) (52,997) - 310,275
Total 2ddItioNS .....ovetiiiin it e 018,917 (288,280) 281,719 - 1,488 916
DHSPOSTHIONS ©vv.evvvieeseeeeeetsiesesttteseiraeesemmeeeieeeersreessasiaessaaes {423,281) (131,224 (5.311) . (297.368)
Completed rental properties, net additions ..ot 495,636 (419,504) 276,408 - 1,191,548
Projects under development
New development ..o 898,561 49 927 108,593 - 957,227
Transferred to completed rental properties ... {359,649} (6,83%) (194,853) - (547,667)
Cost of land sales .............oeevereieerieienenn, (29,085) (673) (9,723) - (38,135)
Projects under development, net additions 509,827 42,419 (95,983) - 371,425
Land held for development or sale, net additions ............c......oeeiann. 20,317 2,097 11,414 - 29,634
Increase (decrease) in real estate, 8t COSL .......oiiuiiiiiiiircmiiaeniaiaaaannns $ 1.025780 8§ (374988) § 191,839 % - 3 1,592,607
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Forest City Rental Properties Corporation — Real Estate Activity ‘"’ - (continued)
" Plus
Less Unconselidated Plus Pro-Rata
Full Minority Investments Discontinued  Consolidation
Years Ended January 31, Consolidation Interest . at Pro-Rata QOperations (Non-GAAP)
(in thousands)
2006
Real estate - end of year
Completed rental properties ....o.vveiiiiiion e % 6,153,835 % 765,82:7 $ 931,181 % - 3 6,319,189
Projects under development .......ovvveneeiiii 886,256 84,241 394,648 - 1,196,663
Land held for developmentorsale ... 38,091 3,430 15,604 - 50,275
Real estate, 1 COSL ...uuuii it iiiia e et as et s iee st rnets 7,078,182 853.4?;18 1,341,433 - 7,566,127
Less accumulated depreciation ..........cooviiiiiiiiiiiiniicen s (982,249) (147,375) {269.412) - (1.104,286)
Total r2al €511 . ..vvueivne cece e veice et e s 6095933 S 706,113 S 1,072,021 § - 8 6,461,841

Real estate activity during the year

Completed rental properties

Capital expenditures ..........coiiiiiiiriiii e s 78,132 § 1,855 § (10,038) § - 8 66,239
Transferred from projects under development 490,278 1 1,91?8 56,510 - 534,820
ACQUISITIONS Lvvieitiirieitin e e e 58,667 - - - 58,667
OHher T e e e - (86.432) (5.036) - 81,396
Total additions 627,077 (72,6{)9) 41,436 - 741,122
DHSPOSIEIONS L\ eeviviinieiiiiieniaien s v ittt e aeer e ae s e eenmeeeeaieeis (164,403) (5,175) (39,331) - (198,739)
Completed rental properties, net additions ... 462,674 (77.804) 1.905 - 542,383
Projects under development ‘
New development ... 807,768 78,646 197,145 - 926,217
Transferred to completed rental properties ...........ocooeiiiiiniiin (490,278) {11,968) {56,510) - (334.8200
Cost of 1and S81ES ...oeeiieieieieeie e me e eaee s (65.675) (2.787) (1,111) - (63.999)
Projects under development, nét additions 251,815 63,941 139,524 - 327,398
Land held for development or sale, net additions ............oocooieiininn. (2,455) (I57) (434) - (2,732)
Increase (decrease) in real estate, @1 COSL .....oooviiiiiiiiiiiiiein e $ 712,034 % (14.020) $ 140995 § - 8 867,049
2005
Real estate - end of year
Compteted rental properties .........ccoovviiiiiiin i $ 5691161 & 843.631 § 929,276 S - 5 5,776,806
Projects under development ............cooiiii e 634,441 20,3‘00 255,124 - 869,265
Land held for development orsale ...........cooooreiiiiiiniiniiiii e 40,546 3,577 16,038 - 53,007
Real S1A1E, BUCOSL 1 .uriie ittt ei et e remn e e e e e e e 6.366.148 867,508 1,200,438 - 6,699,078
Less accumulated depreciation ... (861,516) (141 L674) (255,221) - (975,063)
TOtAl LAl @STATE 1o\ vevrrereesssnsemeeeessabeeeeeasaansnreeaessanmnerieeesennnes $ 5504632 § 725834 § 945,217 % - %5 5724015
Real estate activity during the year '
Completed rental properties
Capital €XPENAIUIES ... evveveee s ereresreross s eesesesieseemeeseeesrenees $ 91664 $ 11824 3 45346 § - % 127486
Transferred from projects under development ......ooovvvvinie i 643,324 39,168 7,955 - 612,111
ACQUISTTIONS ... . 108,076 (6,:}01) 08 - 115,185
Oher 70 e 538,173 L1815 (89,065) - 337,293
Total additions .........cooiiiii e 1,383,237 156,306 (34,856) - 1,192,075
DHSPOSILIONS _.eeeetiieit et e et et e e ce e st it e ae (187.651) (18,721) (32,374) - (201,304)
Completed rental properties, net additions ................... 1,195,586 137,585 (67,230} - 990,771
Projects under development '
New develOPMERL ...t e anas 771,183 44,142 158,279 - 885,320
Transferred to completed rental properties .........ccovevveniiienniiieniinnn. (643,324} (39,;[ 68) (7,955) - (612,111)
Cost Of AN SAICE .vv ittt et et ier e - (54.380) - - 54,580
Projects under development, net additions .........coovivimieienian 127,859 (49.606) 150,324 - 327,789
Land held for development or sale, net additions _...............ooiin 3.142 184 (2,740) - (82)
Increase (decrease) in real estate, at Cost ......oo.oeiiiiniiiiiiiin $ 1,326,587 § 88,463 § 80,354 § - 3% 1,318,478
’l
P
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Forest City Rental Properties Corporation — Real Estate Activity "’ - (continued)

Plus
Less Unconsolidated Plus Pro-Rata
Full Minority . Investments Discontinued  Consolidation
Years Ended January 31, Consolidation Interest at Pro-Rata Operations (Non-GAAP)
(in thousands)
2004
Rea! estate - end of year
Completed rental properties ........c.ocvviveicreririierieiiaeieeeareianieennn $ 4,495,575 § 706,046 $ 996,506 % - 5 4,786,035
Projects under development ...............coooieeneiiinni 506,582 69,906 104,800 - 541,476
Land held for developmentorsale ... 37,404 3.093 18,778 - 53,089
Real estate, at cost ............... 5,039,561 779,045 1,120,084 - 5,380,600
Less accumulated depreciation (710,986) (109,541) (215,350) - (816,395)
Total real eStAle .......ovivvietiiiiiiiiiae e S 4328575 § 669,104 3 904,734 8 - 5 4,564,205
Real estate activity during the year
Completed rental properties
Capital expenditures ...........covvviiiriiiiiecmie e s - 36,159 % 4806 S 7,537 § - 8 38,890
Transferred from projects under development ... 304,321 53,599 126,856 - 377,578
ACGUISITIONS Lo ittt 382472 24,021 15,854 - 374,305
Total additions 722952 82,426 150,247 - 790,773
DHSPOSTHONS ©vvvvvssrreses iare e ee e aeeaiee e ereatneesensrte e aresaesarsanan (68.179) {10.384) (29,023 - {86.818)
Completed rental properties, net additions ... 654,773 72,042 121,224 - 703,955
Projects under development
New development ..o e 274,469 48,953 117,980 - 343,496
Translerred to completed rental properties ..., (304,321) (53.599 (126,856} - {3717.578)
Projects under development, net additions ........ov.evvivirnnieniineeninn. (29.852) (4,646) (8.876) - {34,082)
Land held for development or sale, net additions 1,362 213 189 - 1,338
Increase {decrease) in real estate, AL COSt .....vvvviriaiiiitine i e eaveenes $ 626,283 3% 67,609 8§ 112,537 § - 8 671,211

{1} The table includes only the real estate activity for Real Estate Groups owned by Forest City Rental Properties Corporation, a wholly-owned subsidiary of the
Company engaged in the ownership, development, acquisition and management of real estate projects, including apariment complexes, regional malls and retail
centers, hotels, office buildings and mixed-use facilities, as well as targe land devetopment projects.

(2} Primarily reflects the dispositions of Landings of Brentwood, Sterling Glen of Bayshore, Sterling Glen of Center Citv, Sterling Glen of Darien, Sterling Glen of
Forest Hills, Sterling Glen of Plainview, Sterling Glen of Stamjford, and University Park at MIT Hotel. Landings of Brentwood is a 724-unit apartment community
in Nashville, Tennessee. Sterfing Glen of Buvshore is an 85-unit supported-living apartment community in Bayshore, New York. Sterling Glen of Cenier City is a
135-unit supported-living apartment community in Philadelphia, Pennsylvania. Sterling Glen of Darien is an 80-unit supported-living apartment community in
Darien, Connecticut. Srerling Glen of Forest Hifls is an 83-unit supported-living apartment community in Forest Hills, New York. Sterling Glen of Plainview is a
79-unit supported-living apartment community in Plainview, New York, Steriing Glen of Stamford is a 166-unit supponed-living apartment community in
Stamford, Connecticut. University Park at MIT Hotel has 210 rooms in Cambridge, Massachusetts,

(3) Primarily reflects the dispositions of Cherrywood Village, Ranchstone, Colony Place, Enclave, Flower Park, and Showcase. Cherrywood Village and Ranchsione
are apartment communities in Denver, Colerado with 360 and 368 units, respectively. Colony Place is a 300-unit apartment community in Fort Myers, Florida.
Enclave is a 637-unit apartiment community in San Jose, Califomia, Flower Park is a 199-unit apartment community in Santa Ana, California. Showease has
186,000 square feet in Las Vegas, Nevada,

(4)  Primanily reflects the dispositions of Woodlake, Regency Towers, Bridgewater, Arboretum Place, Trellis at Lee's Mill, Sitver Hill, Colony Woods, Manhattan
Town Center, Chapel Hill Mall, Chapel Hill Suburban, Pavilion, Flathush Avenue, and Hunting Park, Woodlake is a 534-unit apartment community in Silver
Spring, Maryland. Regency Towers is a 372-unit apaniment community in Jackson, New Jersey. Arboretum Place, Silver Hill, and Trellis ar Lee's Mill are
apartment communities in Newport News, Virginia with 184, 153 and 176 units, respectively, Bridgewater is a 216-unit apartment community in Hampton,
Virginia. Colony Woods is a 396-unit apartment community in Bellevue, Washinglon. Chapel Hill Mall and Chapel Hill Suburban have 860,000 and 117,000
square feet, respectively, in Akron, Chio. Pavilion has 250,000 square feet in San Jose, California. Flatbush Avenue has 142,000 square feet in Broeklyn, New
York. Hunting Park has 125,000 square feet in Philadelphia, Pennsylvania. Manhartan Town Center has 392,000 square feet in Manhattan, Kansas.

(5) Primarily reflects the dispositions of Warerford Village, Laurels and Vinevards. Waterford Village is @ 576-unit apartment community in Indianapolis, Indiana.
Laurels is a 520-unit apartment community in Justice, [llineis and Vineyards is a 386-unit apartment community in Broadview Heights, Ohio.

(6) Primarily reflects the dispositions of Courtland Center and Bay Street. Courilund Center has 458,000 square feet in Flint, Michigan. Bay Street has 16,000
square feet in Staten Island, New York.

(7)  Primarily relates to changes in ownership percentage, and non cash items.
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Results of Operations

Net Earnings — Net earnings for the year ended January 31, 2008 was $52,425,00l0 versus $177,251,000 for the year ended
January 31, 2007. Although we have substantial recurring revenue sources from our properties, we also enter into significant one-time
transactions, which could create substantial variances in net earnings between periods.) This variance to the prior year is primarily
attributable to the following decreases, which are net of tax and minority interest:

I
$143,026,000 ($233,092,000, pre-tax) related to the 2006 gains on disposition of six consolidated properties, Mount Vernon
Square, an apartment community located in Alexandria, Virginia, Providence at Palm Harbor, an apartment community
located in Tampa, Florida, Hilton Times Square, a 444-room hotel located in Manhattan, New York, G Street, a specialty
retail center located in Philadelphia, Pennsylvania, Embassy Suites Hotel, a 463-room hotel located in Manhattan, New York,
and Battery Park Ciry, a retail center lpcated in Manhattan, New York;

$4,700,000 (57,662,000, pre-tax) related to the 2006 gain on disposition of one equity method Commercial property,
Midtown Plaza, a specialty retail center located in Parma, Ohio;

$34,458,000 (851,756,000, pre-tax) related to decreased earnings in 2007 reported in the Land Development Group primarily
due to a decrease in land sales at Sweetwater Ranch, in Austin, Texas, Stapf'."eton, in Denver, Colorado and Bal Gra in
Edenton, North Carolina;

$9,256,000 ($15,085,000, pre-tax) related to income recognition on the sale of state and federal Historic Preservation Tax
Credits and New Market Tax Credits (collectively, “the Tax Credits”) in 2006 that did not recur at the same level;

58,109,000 (313,215,000, pre-tax) related to decreases in eamnings from the (:Zommercial Group outlot land sales in 2007
primarily at Simi Vailey in Simi Valley, California partially offset by the 2007 lland sale and related site work construction at
Ridge Hill Retail, in Yonkers, New York which is accounted for under the percentage of completion method;

$6,081,000 ($9,910,000, pre-tax) related to increased write-offs of abandoned development projects in 2007 compared to
2006;

$5,074,000 ($8,269,000, pre-tax) related to an impairment charge under SFAS No. 144. Due to the continued deterioration
of the condominium market in Los Angeles, California during the fourth quarter of 2007, Mercury, an unconsolidated
condominium project, lowered certain estimates regarding future undiscounted l::ash flows on condominium sales; and

$4,809,000 ($7,837,000, pre-tax) related to management’s approved plan to demolish two buildings owned by us adjacent to
Ten MetroTech Center, an office building located in Brooklyn, New York, tolclear the land for a residential project named
80 DeKalb Avente. Due to this new development plan, the estimated useful lives of the two adjacent buildings were adjusted
to expire at the scheduled demolition date in April 2007 resulting in accelerated depreciation expense.

These decreases were partially offset by the following increases, net of tax and minority interest:

$64,605,000 ($105,287,000, pre-tax) related to the 2007 gains on disposition of Landings of Brentwood and the following six
consolidated supported-living apartment properties: Sterfing Glen of Bayshore, in Bayshore, New York, Sterling Glen of
Center City, in Philadelphia, Pennsylvania, Sterling Glen of Darien, in Darien:! Connecticut, Sterling Glen of Forest Hills, in
Forest Hills, New York, Sterling Glen of Plainview, in Plainview, New York and Sterling Glen of Stamford in Stamford,
Connecticut; |

$10,940,000 ($17,830,000, pre-tax) related to the 2007 net gain recognized in other income on the sale of Sterfing Glen of
Roslyn, a consolidated supported-living apartment community under construction in Roslyn, New York;

$8,831,000 ($14,392,000, pre-tax) related to the 2007 gains on disposition of two equity method properties, University Park
at MIT Hotel, located in Cambridge, Massachusetts and Whire Acres, an apartment comimunity located in Richmond Heights,
Ohio; and

$6,685,000 ($10,858,000, pre-tax) primarily related to military housing fee iricome from the management and development
of units in Hawaii and Illinois.

Net earnings for the year ended January 31, 2007 was $177,251,000 versus $83.519,000 for the year ended January 31, 2006. This
variance to the prior year is primarily attributable to the following increases, which are net of tax and minority interest:
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o $143,026,000 ($233,092,000, pre-tax) related to the 2006 gains on disposition of six consolidated properties, Mount Vernon
Square, Providence at Palm Harbor, Hilton Times Square, G Street, Embassy Suites Hotel and Battery Park City;

«  $15,876,000 ($25,873,000, pre-tax) related to income recognition on the sale of the Tax Credits;

« $5,765,000 (39,831,000, pre-ax) related to the decreased losses from our equity investment in the New Jersey Nets
basketball team; and

o 54,700,000 (37,662,000, pre-tax) related to the 2006 gain on disposition of one equity method Commercial property,
Midtown Plaza.

These increases were partially offset by the following decreases, net of tax and minority interest:

+«  $26,505,000 ($43,198,000, pre-tax) related to the 2005 gains on disposition of three consolidated properties, Enclave, an
apartment community located in San Jose, California, and Cherrywood Village and Ranchstone, apartment communities
located in Denver, Colorado;

o $12,900,000 ($21,023,000, pre-tax) related to the 2005 gains on disposition of three equity method properties, Showcase, a
specialty retail center located in Las Vegas, Nevada, Colonv Place, an apartment community located in Fort Myers, Florida
and Flower Park Plaza, an apartment community tocated in Santa Ana, California;

e $9,913,000 (316,155,000, pre-tax) related to decreases in Commercial Group sales of land, outlots, and development projects.
These decreases are made up of $7,008,000, pre-tax, related to a 2005 land sale at Twelve MetroTech Center, in Brooklyn,
New York, $7,174,000, pre-tax, in outlot land sales for our consolidated properties primarily at Victoria Gardens in Rancho
Cucamonga, California, Simi Valley and Wadsworth in Qhio, and $4,528,000, pre-tax, related to the sale of a development
project in Las Vegas, Nevada. These decreases were partially offset by increased land sales of $2,555,000, pre-tax, for our
unconsolidated properties at Victor Village, located in Victorville, California and Charleston Mall in Charleston, West
Virginia,

»  $10,000,000 related to the one-time reduction of deferred income taxes which resulted from a favorable change in our
effective tax rate due to a change in the rate in the State of Ohio during 2005;

»  $5.759,000 (59,386,000, pre-tax) related to the fair market value adjustments of certain of our forward swaps which were
marked to market as additional interest expense as a result of the derivatives not qualifying for hedge accounting;

«  $3,583,000 (35,840,000, pre-tax) related to our development fee revenue at Twelve MetroTech Center that did not recur; and

»  $3,469,000 ($4,738,000, pre-tax) related to the expensing of stock options upon our adoption of SFAS No. 123 (Revised),
“Share-Based Payment” (*SFAS No. 123(R)"), on February 1, 2606.

Net Operating Income (NOI) from Real Estate Groups - NOI, a non-GAAP measure, is defined as revenues (excluding straight-
line rent adjustments) less operating expenses (including depreciation and amortization for non-real estate groups) plus interest income
plus equity in earnings of unconsolidated entities (excluding gain on disposition of equity method operating properties) plus equity
method depreciation and amortization. We believe NOI provides us, as well as our investors, additional information about our core
business operations and, along with earnings, is necessary to understand our business and operating results. Under the full
consolidation method {GAAP), NOI from the combination of the Commercial Group and the Residential Group (“Real Estate
Groups™) for the three months ended January 31, 2008 was $171,973,000 compared to $165,328,000 for the three months ended
January 31, 2007, a 4.0% increase. NOI for the year ended January 31, 2008 was $619,886,000 compared to $530,916,000 for the
year ended January 31, 2007, a 16.8% increase. A reconciliation of NOI to the most comparable GAAP measure, net earnings, is
presented on pages 8-9. A reconciliation of NOI to net earnings for each strategic business unit can be found on pages 43-54.

Management also analyzes property NOI using the pro-rata consolidation method because it provides operating data at our ownership
share, and we publicly disclose and discuss our performance using this method of consolidation to complement our GAAP disclosures.
Under the pro-rata consolidation method, NOI from the combination of the Commercial Group and the Residential Group for the three
months ended January 31, 2008 was $185,065,000 compared to $174,850,000 for the three months ended January 31, 2007, a 5.8%
increase. NOI for the year ended January 31, 2008 was $665,288,000 compared to $570,569,000 for the year ended January 31, 2007,
a 16.6% increase. Comparable NOI increased 2.9% for the three months ended January 31, 2008 compared to the prior year. Retail
and office comparable NOI increased 6.8% and 2.0% respectively, from the prior year. Hotels decreased 31.5% and our residential
portfolio generated an increase of 1.4%. Comparable NOI increased 4.6% for the year ended January 31, 2008 compared to the prior
year, Retail, office and hotel comparable NOI increased 6.9%, 2.1% and 4.9% respectively, from the prior year and our residential
portfolio has generated an increase of 4.2%. Inclueding the expected NOI for the twelve months following stabilization for the
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properties that were opened, expanded or acquired through January 31, 2008, less the actual annual NOI of property disposals through
January 31, 2008, NOI for Real Estate Groups would be approximately $742,000 000| for the year ended January 31, 2008. This
amount includes Commercial Group land sales of $39,500,000 and income recognition on the sale of state and federal historic
rehabilitation and new market tax credits of $10,800,000. [

EBDT - We use an additional measure, along with net earnings, to report our operating resulis. This non-GAAP measure, referred to
as Earnings Before Depreciation, Amortization and Deferred Taxes (“EBDT”), is not 2 measure of operating results or cash flows
from operations as defined by GAAP and may not be directly comparable to similarly-titled measures reported by other companies.

We believe that EBDT provides additional information about our core operations arid along with net earnings is necessary to
understand our operating results. EBDT is used by the chief operating decision mal\er and management in assessing operating
performance and to consider capital requirements and allocation of resources by segment and on a consolidated basis. We believe
EBDT is important to investors because it provides another method for the investor to measure our long-term operating performance
as net earnings can vary from year to year due to property dispositions, acquisitions and dther factors that have a short-term impact.

EBDT is defined as net earmings excluding the fo]lowmg iterns: 1) gain (loss) on dlsp0¢1tlon of rental properties, divisions and other
investments (net of tax); ii) the adjustment to recognize rental revenues and rental expense using the straight-line method; iii) non-cash
charges for real estate depreciation, amortization, amortization of mortgage procﬁrement costs and deferred income taxes;
iv) preferred payment classified as minority interest expense on our Consolidated SLatement of Eammgs v) provision for decline in
real estate (net of tax); vi) extraordinary items (net of tax); and vii) cumulative effect of change in accounting principle (net of tax).
Unlike the real estate segments, EBDT for the Nets segment equals net earnings.

EBDT is reconciled to net earnings, the most comparable financial measure calcu]ated'in accordance with GAAP, on page 41. The
adjustment to recognize rental revenues and rental expenses on the straight-line metl‘lod is excluded because it is management’s
opinion that rental revenues and expenses should be recognized when due from the tenants or due to the landlord. We exclude
depreciation and amortization expense related to real estate operations from EBDT becanse we believe the values of our properties, in
general, have appreciated over time in excess of their original cost. Deferred taxes from! real estate operations, which are the result of
timing differences of certain net expense items deducted in a future year for federal i incorne tax purposes, are excluded until the year in
which they are reflected in our current tax provision. The provision for decline in real estate is excluded from EBDT because it varies
from year to year based on factors unrelated to our overall financial performance and is Irelated 1o the ultimate gain on dispositions of
operating properties. Our EBDT may not be directly comparable to similarly-titled meastires reported by other companies.

Our EBDT for the year ended January 31, 2008 decreased by 6.8% to $265,718 000 from $284,954,000 for the year ended
January 31, 2007. This variance to the prior year is primarily attributable to decreased EBDT from the sale of land in our Land
Developmenl Group of $34,051,000, decreased EBDT from outlot land sales reported in our Commercial Group of $13,667,000,
decreases in Tax Credit income of $15,085,000, and $9,631,000 of increased mterest expense reported in corporate activities,
primarily related to the Puttable Equity-Linked Senior Notes issued in October 2000 These decreases were partially offset by
increased EBDT of $39,451,000 from the strong performance of our Commercial and Residenlial operating portfolios, as evidenced
by comparable NO! growth, improved occupancies, and NOI generated from new propeity openings. In addition, EBDT was impacted
by increases in our Military Housing business of $6,815,000 and EBDT generated from the sale of Sterlmg Glen of Roslyn, a
consolidated supported-living apartment community under construction in Roslyn, New York of $9.832,000.

Summary of EBDT - The information in the tables on pages 41-54 present amou:nts for both full consolidation and pro-rata
consolidation, providing a reconciliation of the difference between the two methods, as well as reconciliation from NOI to EBDT to
net earnings. Under the pro-rata consclidation method, we present our partnership investments proportionate to our pro-rata share for
each line item of our consolidated financial statements. Under full consolidation, parmershtp assets and liabilities are reported as
consolidated at 100% if deemed under our control or if we are deemed to be the pnmary,benef’ ciary for investments in the VIEs, or on
the equity method of accounting if we do not have control or are not the primary beneﬁ(:lrary for investments in VIEs.
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Reconciliation of Net Earnings to Earnings Before Depreciation, Amortization and Deferred Taxes (EBDT) ©

Three Months Ended January 31, Years Ended January 31,
2008 2007 2008 2007
fin thousands) fin thousands)

NEt BAFMINES .00t ettt $ 12,605 § 70,626 | § 52,425 § 177,251
Depreciation and amortization — Real Estate Groups LR URURU TR 65,393 57,938 250,951 206,745
Amortization of mortgage procurement costs — Real Estate Groups ™ ................... 3,143 2,900 13,126 10,998
Deferred income tax expense ~ Real Estate Groups O e, 11,283 47,102 32,864 120,230
Deferred income tax expense - Non-Real Estate Groups: @

Gain on disposition of other investments ............c.cooiiiiiiiiiiceiiie e, 404 294 347 294
Current inceme tax expense on non-operating earnings: ®

Gain on disposition of other investments .................. - - 290 -

Gain on disposition included in discontinued operations - (3,369) 26,834 13,829

Gain on disposition of equity method rental properties .............occcevvevnvenennnn, 6,458 - 6,458 2,657
Straight-line rent adjustment %o (7,263 {4.198) (16,551) (8,757
Preference payment ™ ... 236 898 3,707 898
Preferred return on diSPOSItION .........vivviiiiiiiiieitiaraie et s e ee e eeneeaans - - 5,034 -
Provision for decline in real estate, net of minority interest ................ccoooieiienn, 3,292 - 3,292 1,923
Provision for decline in real estate of equity method rental properties ..........ooveviaens 8,269 - 8,269 400
Gain on disposition of equity method rental properties ... - - (14,392) (7,662)
Gain on disposition of other INVESIMENIS ........vviiiiiiiiiieeiaeniaaa (12,286) - (603) -
Discontinued operations: "

Gain on disposition of rental properties ..............ccoveiiiiiiiiiiii e (1,046) (64,641) (106,333) (351,861)

Minority interest — Gain on diSPosition ............c.vveirieiininiiii - - - 118,009
Earnings Before Depreciation, Amortization and Deferred Taxes (EBDT) I $ 91,188 $ 107,550 | $ 265,718 § 284,954

(1)  Pursuant to the definition of a component of an entity of SFAS No. 144, assuming no significant contéinuing involvement, all earnings of properties which have been sold or are held for sale are
reported as discontinued operations.

{2) The Company uses an additional measure, along with net eamings, to report its operating results. This measure, referred to as Earnings Before Depreciation, Amortization and Deferred Taxes
(“EBDT™}, is not a measure of operating results as defined by generally accepred accounting principles and may not be directly comparable 1o similarly-titled measures reported by other
companies. The Company believes that EBDT provides additional information about its operations, 2nd along with net earnings, is necessary 10 understand its cperating results, EBDT is
defined as net earmnings excluding the following items: i) gain (toss) on disposition of operating properties, divisions and other investments (net of tax); ii} the adjustment to recognize rental
revenues and rental expense using the straight-fine method; iii) non-cash charges for real estate depreciation, amortization (including amortization ol morigage procurement costs} and deferred
income taxes; iv) preferred payment classified as minority interest expense on the Company’s Consolidated Statement of Eamings; v) provision for decline in real estate (net of tax); vi)
extraordinary items (net of tax); and vii) cumulative effect of change in accounting principle (net of tax). See our discussion of EBDT in the news releasc.

(3}  The Company recognizes minimum rents on a straight-line basis over the term of the related lease pursuant to the pravision of SFAS No. 13, "Accounting for Leases.” The straight-ling rent
adjustment is recorded as an increase or decrease (o revenue or operating expense from Forest City Rental Properties Corporation, a wholty-owned subsidiary of Forest City Enterprises, [nc.,
with the applicable offset to either accounts receivable or accounts payable, as appropriate.

(4)  The Forest City Ratner Companics portfolio became a wholly-owned subsidiary of the Company November 8, 2006 upon the issuance of the Class A Common Units in exchange for
Bruce C. Rainer’s minority interests. For the first five years only, the Units that have net been exchanged are entitled 1o their propontionatc share of an annual prefcrred payment of $2,500,000
plus an amount equal 1o the dividends paid on the same number of shares of the Company's comman stock. After five years, the Units that have not been exchanged are entitled to a payment
equal to the dividends paid on an equivalent number of shares of the Company's common stock, At January 31, 2007, the Company has recorded approximately $3,707,000 related to the annual
preferred payment which is classified as minority interest expense on the Company's consolidated statement of camings.

(5)  The following table provides detail of depreciation and amortization and amortization of morigage procurement casts. The Company's Real Estate Groups are engaged in the ownership,
develapment, acquisition and management of real estate projects, including apartment complexes, regional malls and retail centers, hotels, office buildings and mixed-use facilities, as well as
larpe land development projects.

Depreciation and Amortization Amortization of Mongage Procurement Costs
Three Months Ended Years Ended Three Months Ended Years Ended
January 31, January 31, January 31, January 31,

2008 2007 2008 2007 2008 2007 2008 2007
Full Consolidation  ......c.eecvvvvevsnnesienmisissssenssiirmrans 5 62,642 § 51,783 | 232,584 § 176815 § 2653 § 26591S 11,624 § 10,710
Non-Real Estate {3,233) (639) {10,663) (1,571} - (97) - (333)
Real Estate Groups Full Consolidation ... 59,409 51,144 221,921 175,244 2,653 2,562 11,624 10,377
Real Estate Groups related to minority interest ... (1.118) (3,074} (7,286) (13,588) (114 (161} (730) (1.061)
Real Estate Groups Equity Method 7,096 8,867 34,369 34,779 594 452 2,142 1,312
Real Estate Groups Discontinued Operations .. [ 1,001 1,947 10,310 10 47 90 370
Real Estate Groups Pro-Rata Consolidation ... . § 65393 3§ 57,938 | § 250,951 $ 206,745 § 3,143 § 2900 | § 13,126 § 10,5998
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Reconciliation of Net Earnings to Earnings Before Depreciation, Amortization and Deferred Taxes (EBDT) *(continued)
(6) The following table provides detail of Income Tax Expense (Benefit): I

|
Three Months Ended January 31, Years Ended January 31,

2008 2007 2008 2007
(in thousands) : (in thousands)
{A) Operating earnings
Current 5 (853) § 35 $ (17417) § (£3.643)
Deferred ..o 16,581 L 21318 21,100 46,307
15,728 . 25,033 1.683 32,664
(B} Provision for decline in real estate
Deferred ... (1.272) - {1.272) (743)
Deferred - equity method investment ... (3,195) - {3,195} (155)
(4,467 ) - {4,467} {898)
|
C) Gain on disposition of other investments !
Current - Non-Real Estate Groups ... - - 290 -
Deferred - Non-Real Estate Groups ....... - . - {57 -
- ! - 233 -
() Gain on disposition of equity method rensal properties
Current ... . 6,458 - 6,458 2,657
Deferred (1,712) , - {2,843) 305
4,746 . - 3.615 2,962
Subtotal (A} (B} (C) (D}
Current ... et et neaean 5,605 3715 (10,669) {10.986)
Deferred ........... 10,402 21,318 13,733 45,714
INCOTIE LAX EXPLNSC . iiiries bt cececeee e e e e seee e e s s s s s semmemanen 16,007 25,033 3,064 34,728
(€) Discontinued operations - Rental Properties ,
Operating earnings
Current 43 (2.547) (1,524) (900)
Deferred ... e e 124 , 1,985 1,760 2.805
167 T(562) 236 1,905
Gain on disposition of rental properties
Current - (3.269) 26,834 13.829
DefRITEd ..ot cssae st e - 28,053 13,849 76.237
- 24,684 40,683 90,066
Deterred gain on disposition of Lumber Group
Current .. - - - -
Deferred ... 404 204 404 294
404 294 404 294
Subtotal 571 24,416 41,323 92,265
Grand Total (A) (B) ¢C) (1D) (E}
Current ...... 5.648 (2.201) 14,641 1,943
Deferred ... 10,930 , 51,650 29,746 125,050
s 16,578 3 ,49.449 3 44,387 3% 126,993
Recap of Grand Total:
Real Estate Groups
CUITEAE e s sr e st e e e st b e b 13,598 § 98 5 37885 % 15.802
Deferred ..o s et 11.283 47,102 32,864 120230
24,881 -47,200 70,749 136,032
Non-Real Estate Groups
Current {7.950) 1(2,299) (2).244) (13,859)
Deferred ... (353) | 4.548 (3,118) 4,820
{8,301) 2,249 (26,362} (9,039}
Grand Total ..o s s 16,578 § 49,449 $ 44,387 § 126993
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Environmental Benefits

This Summary Annual Report and Supplemental Package is printed
using post-consumer waste recycled paper and soy-based inks.

By using this environmental paper, Forest City saved the tollowing resources:

AAD == O L 5

65 trees 23,693 gal. 3,920 Ibs. 1,227 |bs. of 45 million BTUs
preserved wastewater solid waste CO: energy not
for the future saved not generated consumed

Calculator Source: Environmental Defense paper calcularor and EPAs Power Profiler

Mixed Sources

Frosduct yromp trom wel

Tireits omd recrcied s fiber
wewrec Tic ey Cerl e Y COKAPSE1
W 18 Forrn Shemaniing $owmed

The FSC Trademark identifies wood fibers coming from forests which have
been certified in accordance with the rules of the Forest Stewardship Counsel.
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FORESTCITY

Forest City Enterprises, Inc.
Terminal Tower, 50 Public Square
Cleveland, Ohio 44113 - (216) 621-6060
www . forestcity.net
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